Mark J. Silberman
en eSC 1 / 7/ ﬂ 333 West Wacker Drive, Suite 1900
Chicago, IL 60606

Attorneys at Law Direct Dial: 312.212.4952
Fax: 877.357.4%913
msilberman@beneschlaw.com
August 30, 2017
VIA FEDERAL EXPRESS

Courtney Avery, Administrator

Illinois Health Facilities and Services Review Board
525 West Jefferson Street, 2" Floor

Springfield, lilinois 62761

ATTN: Michael Constantino

Re:  Associates In Nephrology S.C. d/b/a Vascular Access Centers of Illinois
(“VACT™)
CON Application

Dear Mr. Constantino:

Enclosed please find the CON application to establish a single specialty Ambulatory
Surgical Treatment Center along with the initial application fee in the amount of $2,500.00

If there are any questions about this project or any issues that need to be addressed or
clarified, please contact me.

Very truly yours,

BENESCH, FRIEDLANDER,
COPLAN & ARONOFF LLP

Mark J. Silberman

Enclosures

cc: P. Kevin Flynn

www.beneschiaw.com
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(LLINCIS HEALTH FACILITIES AND SERVICES REVIEW BOARD APPLICATION FOR PERMIT- 0212017 Edition

ILLINOIS HEALTH FACILITIES AND SERVICES REVIEW BOARD

APPLICATION FOR PERMIT RECEIVED

SECTION i. IDENTIFICATION, GENERAL INFORMATION, AND CERTIFICATION

This Section must he completed for all projects.

SEP 01 2017

Facility/Project Identification iy FAC:éwE%:RD
Facility Name: Associates In Nephrology, S.C. dit/a Vascular Access Centers of lllingis {"VACI?)

Street Address: 1701 W. Monteray Avenue

City and Zip Code: Chicago, IL 60543

County:  Cook Health Service Area: 6 Health Planning Area: HSA B

Applicant{s) [Pravide for each applicant (refer to Pant 1130.220)]

| Exact Legal Name: Associates In Nephrology, 5.C. d/b/a Vascular Access Centers of lllineis ("VACI")

Street Address: 210 S DasPlaines Streel

City and Zip Code: Chicago, IL 60661

Name of Registerad Agent: CT Comoration System

Registered Agent Street Address. 208 S. LaSalie Slreel, Suile 814

Reqgistered Agent City and Zip Code: Chicago, IL 60604

' Name of Chief Executive Officer: Vijaykumar Rao, MD.

CEQ Street Address: 210 S DesPlaings Street

CEQ City and Zip Code: Chicago, IL §0661

CEQ Telephone Number: (312) 654-2720

Type of Ownership of Applicants

] Non-profit Corporation ] Partnership
For-profit Corporation Governmental
[ | Limited Liabilty Company Sole Proprietorship [ other

o Corporations and limited liability companies must provide an lilinois certificate of good
standing.

o Partnerships must provide the name of the stale in which they afe organized and the name and
address of each partner specifying whether each is a general or limited partrer.

APPEND DOCUMENTATION AS ATTACHMENT 1 IN NUMERIC SEQUENTIAL ORDER AFTER THE LAST PAGE OF THE
APPLICATION FORM.

Primary Contact [Person to receive ALL correspondence or inguines]

Name: P. Kevin Fiynn

Title: CFO ¢/ Vice Presideni-Finance

Company Name: Associates in Nephrology, S €.

Address: 210 S Desplaines Street, Chicago IL 60661

Telephone Number:(312) 654-2711

E-mail Address: Kevin Flynn@AINMD.com

| Fax Number. 1-866-692-4515

Additlonal Gontact [Person who is also authorized te discuss the application for pemmit)

Name:Mark J. Silbemnan

Title: Legal Caunsel / CON Counsel

Company Name: Benesch, Friedlander, Coplan & Aronoff LLP

Address: 333 W Wacker Drive, Suite 1900

Telephone Number: (312) 212-4952

E-mail Address: MSilberman@Beneschlaw.cam

Fax Number; 877 357 4813

Page 1




{LLINQIS HEALTH FACILITIES AND SERVICES REVIEW BOARD APPLICATION FOR PERMIT- 0272017 Editfon

Post Permit Contact
[Person to receive all correspondence subsequent to pemit issuance-THIS PERSON MUST BE
EMPLOYED BY THE LICENSED HEALTH CARE FACILITY AS DEFINED AT 20 ILCS 3860]

Name: P. Kevin Flynn

Title: CFO ! Vice Prasident - Finance

Company Name: Associates in Nephrology, S.C.

Address: 210 S. Desplaines Street, Chicago IL 60661

| Telephone Number: (312) 854-2711

E-mail Address: Kevin. Flynn@AINMD.com

(_Fax Number: (866) 692-4515

Site Ownership
_[Provide this information for each applicable site]

Exact Legal Name of Site Owner: AIN Investments, LLC

Address of Site Owner. 210 S. Despiaines Street, Chicago IL $0651

Street Address or Legal Description of the Sife:
Proof of ownershlp or control of the site is to be provided as Attachment 2. Examples of proof of ownership
are property tax statements, tax assassor's documentation, deed, notarized statemant of the corporation

attesting to ownership, an option to lease, a letter of Intant to lease, or a lease.

APPEND DOCUMENTATION AS ATTACHMENT 2, IN NUMERIC SEQUENTIAL ORDER AFTER THE LAST PAGE OF THE
APPLICATION FORM.

Operating Identity/Llcensee
_[Provide this information for each applicable facility and insert after this page.]

Exact Legal Name: Associates in Nephrology db/a Vascular Access Centers of lllinols ("VACI")

Address: 1701 W. Monterey Avenue, Chicago IL 80643

m Non-prafit Corporation Partnership
Faor-profit Corporation Govemmental
O Limited Liability Company Sole Proprietarship M Other

o Corporations and limited liability companies must provide an illincis Certificate of Good Standing.

o Partnerships must provide the name of the state in which organized and the name and address of
each pariner specifying whether each is a general or limited partner.

o Persons with § parcent or greater interest in the licensee must be identified with the % of
ownership.

APPEND DOCUMENTATION AS ATYACHMENT 3, IN HUMERIC SEQUENTIAL ORDER AFTER THE LAST PAGE OF THE
APPLICATION FORM.

Organizational Relationships

Pravide (for each applicant) an organizational chart contzining the name and relationship of any person or
entity who is related (as defined in Part 1130.140). If the related person or entity is participating in the
development or funding of the project, describe the interest and the amount and type of any financial
contribution.

APPEND DOCUMENTATION AS ATTACHMENT 4, [N NUMERIC SEQUENTIAL ORDER AFTER THE LAST PAGE OF THE
APPLICATION FORM.
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ILLINGIS HEALTH FACILITIES AND SERVICES REVIEW BOARD APPLICATION FOR PERMIT- 02/2017 Editlon

Flood Plain Requirements
[Refer to application instructions ]

Provide decumentation that the project complies with the requirements of lllinois Executive Order #2006-5
pertaining to construction activities in special flood hazard areas. As pert of the flood plain requirements,
please provide a map of the proposed project location showing any identified floodplain ereas. Floodplain
maps can be printed at www.FEMA gov or www.illinoisfloodmaps.otg. This map must be in a

readable format. In addition, piease provide a statement attesting that the project complies with the

requirements of lilinois Executive Order #2006-5 (hitp:/iwww.hfsrb.illinois.gqov).

APPEND DOCGUMENTATION AS ATTACHMENTY §, IN NUMERIC SEQUENTIAL ORDER AFTER THE LAST PAGE OF THE
APPLICATION FORM.

Historic Resources Pressrvation Act Requirements ™ Not Applicable - Renting Existing Space ***
Refer to application instructions.]
Provide documentation regarding compliance with the requiremants of the Mistoric Resources
Preservation Act.

APPEND DOCUMENTATION AS ATTAGHMENT &, IN NUMERIC SEQUENTIAL ORDER AFTER THE LAST PAGE OF THE
APPLICATION FORM.

DESCRIPTION OF PROJECT

1. Project Classification
[Check those applicable - refer to Part 1110.40 and Part 1120.20(b))

Part 1110 Classification:
Substantive

1  Non-substantive

Page 3




ILLINOIS HEALTH FACILITIES AND SERVICES REVIEW BOARD APPLICATION FOR PERMIT- 02/2017 Editlon

2. Narrative Description _

in the space below, provide a brief narrative description of the preject. Explain WHAT is to be done in
State Board defined terms, NOT WHY il Is being done. If the project site does NOT have a sireet
address, include a legal description of the site. include the rationale regarding the project's classification
as substantive or non-substantive,

Associates in Nephrology div/a Vascular Aceass Centers of lliinois ("VACI") is proposing a substantive project that
involves establishing an ambulatory surgical traatment center ("ASTC") with three procadure rooms, The ASTC, to be
located at 1701 W. Monterey Avenue, Chicago IL, 605843, would seek approval and licensing to perform procedures
within the General/Other category of service, as the facility would be focused upon vascular acoass procedures that are
necessary for patient populations suffering from rena! disease, The lease for the location at which many of these
services are currently being provided wiil soon be ending and the location is no longer suitable or availabie for a
leng-term extension of the lease. As a result, davelopment of 2 new space will be necessary to allow for the continued
parformance of these procedures and to avoid substantiai disruption to the cere required for this vulnerabie patient
population. An overail assessment of the circumstances, including changes within the reimbursement structures,
yielded the conclusion that the best long-term benefit would be conversion/establishment of this new jocation into an
ASTC, thereby allowing for the performance of the full spectrum of procedures necessary 1o support and maintain
vascular access for a patient popuiation requlring end-stage renal dialysis ("ESRD").

Page 4




ILLINOIS HEALTH FACILITIES AND SERVICES REVIEW BOARD

Project Costs and Sources of Funds

APPLICATION FOR PERMIT- 02/2017 Editlon

Complele the following table listing all cosls (refer 1o Part 1120.110) associated with the project. When a

project or any component of a project is to be accomplished by lease, donation, gift, or other means, the
fair market or dollar value (refer to Part 1130.140) of the component must be included in the estimated
project cost. |f the project conleins non-reviewable components that are not related to the provision of
health care, complete the second column of the table below. Note, the use and sources of funds must be

equal.

Project Costs and Sources of Funds

USE OF FUNDS

CLINICAL

NONCLINICAL

TOTAL

Praplanning Costs

Site Survey and Soil Investigation

Site Preparation

Off Site Wark

New Construction Contracts

Modemization Contracts

Conlingencies

Architectural/Engineering Fees

Consulting and Other Fees

30

$75.000

$75.000

Movable or Cther Equipment {not in construction
contracts)

$383,346

$393,348

Bond Issuance Expense (project related}

Net Interest Expense During Construction {project
related)

Fair Market Value of Leased Space or Equipment

$475,070 40

$263,928

$736,998.40

Other Costs To Be Capilalized

Acquisition of Building or Other Property {excluding
land)

TOTAL USES OF FUNDS

$868,416.40

$338,928

$1,207,344.40

SOURCE OF FUNDS

CLINICAL

NONCLINICAL

TOTAL

Cash and Securities

$393,346

$75.000

5458,348

Pledges

Gifts and Bequests

Bond lssues (project related)

Meortgages

Leases (fair market value)

$475,070.40

$263,928

$738,998.40

Governmental Appropriations

Grants

Other Funds and Sourcas

TOTAL SOURCES CF FUNDS

$868,416,40

$338,928

$1,207,344.40

NOTE: ITEMIZATION OF EACH LINE ITEM MUST BE PROVIDED AT ATTACHMENT 7, IN NUMERIC SEQUENTIAL ORDER AFTER

THE LAST PAGE OF THE APPLICATION FORM.

Page 5




ILLINOSS HEALTH FACILITIES AND SERVICES REVIEW BOARD APPLICATION FOR PERMIT- 02/2G17 Edition

Related Project Costs
Provide the following information, as applicable, with respect to any land related to the project that
will be or has been acquired during the last two calendar years:

Land acquisition is related to project [ Yes No
Purchase Price: §m
Fair Market Value: $_FMV perLosso Agmement

The preject involves the establishment of a new facility or a new category of service
@ vyes [ No

If yes, provide the dellar amount of all non-capitalized operating start-up costs (including
operating deficits) through the first full fiscal year when the project achieves or exceeds the target
utilization specified in Part 1100.

Estimated start-up costs and operating deficit cost is $ o ke &

Project Status and Completion Schedules
For facllitles in which prior permits have been issued please provide the permit numbaers.
Indicate the stage of the project's architectural drawings:

[@ None or not applicable [(J Preliminary
[ Schematics [] Final Working

Anticipated project completion date (refer to Part 1130.140): March 31, 2018

Indicate the fellowing with respect to project expenditures or to financial commitments (refer to
Part 1130.140):

[J Purchase orders, leases or contracis pertaining to the project have been executed.
[ Financial commitment is contingent upon permit issuance. Provide a copy of the
contingent “certification of financial commitment” document, highlighting any language
related toc CON Contingencies

(W _Financial Commitment will occur after permit issuance.

APPEND DOCUMENTATION AS ATTACHMENT 8. IN NUMERIC SEQUENTIAL ORDER AFTER THE LAST PAGE OF THE
AFPLICATION FORM.

State Agency Submittals [Section 1130.620(c)]  *** Not Applicable for this project. ***

Are the following submittals up to date as applicable:
(] Cancer Registry
(J APORS
[J All formal document requests such as IDPH Questionnaires and Annual Bed Reports
been submitted
[ All reports regarding outstanding permits
Failure to be up to date with these requirements will resuit in the application for
permit being deemed incomplete.

Page 6




ILLINOIS HEALTH FACILITIES AND SERVICES REVIEW BOARD

Cost Space Requirements

APPLICATION FOR PERMIT- 02/2017 Edlilon

Provide in the following format, the Departrnental Gross Square Feet (DGSF) or the Bullding Gross

Square Feet (BGSF) and cost.

The type of gross square footage either DGSF or BGSF must be

identified The sum of the department costs MUST equai the lotal estimated project costs. Indicale if any

space Is being reallocated for a different purpose.
department's or area's portion of the surrounding circulation space. Explain the use of any vacated

include outside wall measurements plus the

space.
Gross Square Feet Amount of Propose#h'::tlzl. Gross Square Feet
New Vacated
Dept./ Area Cost Exlsting | Proposed Const. Modernized | Asis Space

REVIEWABLE
Ambulatory Surgery|$868.416.40)  5.600 5,600 nia nia 5,600 na
Total Clinical $858,416.40 5.600 5,600 wa n/a 5.800 na
NON
REVIEWABLE
Administrative $338,928 2,000 2,000 nia wa 2,000 na
Total Non-clinical $338,928 2,000 2,000 n/a nfa 2.000 nla
TOTAL $1,207.344 7.600 7.600 nla n'a 7.600 wa
APPEND DOCUMENTATION AS ATTACHMENT 8, IN NUMERIC SEQUENTIAL ORDER AFTER THE LAST PAGE OF THE

APPLICATION FORM,




ILLINOIS HEALTH FACILIMES AND SERVICES REVIEW BOARD APPLICATION FOR PERMIT- 02/2017 Edition

CERTIFICATION

The Application must be signed by the authorized representatives of tha appficant entity. Aulhorized
representativas are;

a  in the case of a corparation, any two of ils officers or members of its Board of Directors;

o inthe case of a limited llabilily company, any two of lis managers or members (or the sole
manager or member when iwo or mora managers or mambers do not exist),

o inthe case of a partnarship, two of ks general partners {or the sole genesa! partner, whan two or
moce general partners do not exist);

o In the ¢ase of estsles and trusts, fwa of its beneficiarias {or the sole bansficlary when two or more
beneficiarias do not exist); and

3 In the case of a sole praprielor, the individual that is the proprietor.

This Appilcation Is filed on the behalf of _Asse :

* in accordance with the requlrcmonts and ptocedum ol' lhe llllnols Health
Facllities Planning Act. The undersigned certifles that he or she has the authority to executs and
file this Applicatian on behaif of the applicant entity. The undersigned further cortifles that the
data and information provided hersin, and appended hersto, are complete and cotrect to the best
of his or her knowiedge end belief. The undersigned aiso ceartifles that the fae required for this
appitcation is sent herewith or will be paid upon reaguest.

WL o g

SIGNATURE & —" SIGNATURE
Migvkymar Bao, M.D. i

PRINTED NAME PRINTED NAME
Prasidont

PRINTED TITLE PRINTED TITLE
Nolarization Notarizgﬂnn

CHARLOTTE GHM'PLE
Ofticial Sont
Hotwy Public - S1a1a of Itlinals
My Commission Explres Nov 23, 2020

Hotary Public - State »f (Inois
My Commission Expirgs hav 23, 2020
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ILLINOIS HEALTH FACILITIES AND SERVICES REVIEW BQARD APPLICATION FOR PERMIT- 022017 Edition

SECTION lll. BACKGROUND, PURPOSE OF THE PROJECT, AND ALTERNATIVES -
INFORMATION REQUIREMENTS

This Section is applicable to all projects except those that are solely for discontinuation with no project
costs.

Background
READ THE REVIEW CRITERION and provide the following required information:

BACKGROUND OF APPLICANT

1. Alisling of al! heaith care facilities owned or operated by the applicant, including licensing, and certification if
applicable.

2. A certified listing of any adverse action taken against any [acilily owned and/or operated by the applicant
during the three years prior to the filing of the application.

3. Aulhorization pemitting HFSRB and DPH access to any documents necessary to verify the information
submitted, including, but not limited to official records of DPH or other State agencies; the licansing or
certification records of ather states, when applicable; and the records of nationally recognized accreditation
organizations. Fallure to provide such authorization shall constituts an abandonment or withdrawal
of the application without any further action by HFSRB.

4. If during & given calendar year. an applicant submits more than ons application for pemit, the
documentation provided with the prior applications may be uilized to fulfill the information reguirements of
this criterion. In such instances, the applicant shall sitest that the informalion was previously providad, cite
the project number of the prior application, and cerify that no changes have occurred regarding the
information that has been previously provided, The applicant is able to submit amendments to previously
submitted information, as needed, to updata and/or clarify data.

APPEND DOCUMENTATION AS ATTACHMENT 11, IN NUMERIC SEQUENTIAL ORDER AFTER THE LAST
PAGE OF THE APPLICATION FORM. EACH ITEM (1-4) MUST BE IDENTIFIED IN ATTACHMENT 11.

Criterion 1110.230 - Purpose of the Project, and Alternatives

PURPOSE OF PROJECT

1. Document that the project will provide heaith services that improve the health care or well-baing of the
market ar@a population 1o be served.

2. Define the planning area or markat area, or other relevant area, per the applicant's definition.

3. Identify the existing problems or issues that need to be addressed as applicable and appropriate for the
project.

4. Cite the sources of the documentation.

5. Detail how the project will address or improve the previously referenced issues, as well as the popuiation's
health status and wail-being.

6. Provide goals with quantified and measurable cbjectives, with specific timeframes that relate to achieving
the sialed goals as appropriate.

For projects involving modemization, describe the conditions being upgraded., if any. For facility projects, include
stalemants of the age and condition of the project site, as well as regulatory citations, if any. For equipment being
replaced, include repair and maintenance records.

NOTE: Information regarding the “Purposs of the Project” will be inciuded In the State Board Staff Report.

APPEND DOCUMENTATION AS ATTACHMENT 12, IN NUMERIC SEQUENTIAL ORDER AFTER THE LAST
PAGE OF THE APPLICATION FORM. EACH ITEM (1-6) MUST BE IDENTIFIED IN ATTACHMENT 12
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ILLINOIS HEALTH FACILITIES AND SERVICES REVIEW BOARD APPLICATION FOR PERMIT- 0272017 Editlan

ALTERNATIVES
1) identify ALL of the alternatives to the proposed project:

Alternative options must include:

A) Proposing a project of greater or lasser scope and cost;

B) Pursuing a joint venture or similar arrangement with one ar more providers or
entities to meet ali or a portion of the praject's intended purposes, developing
alternative settings to meet ail or a portion of the project’s intended purposes;

C}) Utilizing other health care resources that are available to serve all or a portion of
the population proposad to be served by the project; and

D) Frovide the reasons why the ¢hosen aliemative was selected.

2) Documentation shall consist of a comparison of the project to allemative options. The
comparison shall address issues of tola! costs, patient access, quality and financial benefits in
both the short-term (within one to three years aRer project completion) and long-ferm.  This may
vary by project or situation, FOR EVERY ALTERNATIVE IDENTIFIED, THE TOTAL PROJECT
COST APBD THE REASDNS WHY THE ALTERNATIVE WAS REJECTED MUST BE
PROVIDED.

3)  The applicant shall provide empirical evidencs, including quantified outcome data that verifies
Improved guality of care, as available.

APPEND DOCUMENTATION AS ATTACHMENT 13, iN NUMER(C SEQUENTIAL ORDER AFTER THE LAST
PAGE OF THE APPLICATION FORM.
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ILUNOIS HEALTH FACILITIES AND SERVICES REVIEW BOARD

SECTION IV. PROJECT SCOPE, UTILIZATION, AND UNFINISHED/SHELL SPACE
Criterion 1110.234 - Project Scops, Utilization, and Unfinished/Shell Space

READ THE REVIEW CRITERION and provide the following information:
SIZE OF PROJECT:

1. Documaent that the amount of physical space proposed for the proposed project is necessery and not
excassiva, This must ba a narrative and it shal| Include the basis used for detsrmining the space and

the methodology applied.

2. If the gross square footage exceeds the BGSF/DGSF standards in Appendix B, justily the discrepancy by
documenting one of the following:

a. Addiionsl space is needed due 1o the scope of sarvices provided, justified by clinical or operationai
needs, as supported by published data or studigs and certified by the facility's Medical Director.

b. The existing facility's physical configuration has constraints or impedimanis and requires an
architectural design that delineates the constraints or Impediments.

c. Tha project involves the convarsion of axisting space that results in axcess square footage.

d. Additional space is mandated by govemmental or certification agency requiremants ihat ware not In
existence when Appendix B standards were adopted.

Provide @ narrative for any discrepancies from the State Standard. A tabie must be provided in the
foilowing format with Attzachment 14,

B SIZE OF PROJECT —
DEPARTMENT/SERVICE PROPOSED STATE DIFFERENCE MET
BGSFIDGSF STANDARD STANDARD?
ASTC 5,600 4,980-6,660 N/A Yes

APPEND DOCUMENTATION AS ATTACHMENT 14, IN NUMERIC SEQUENTIAL ORDER AFTER THE LAST PAGE OF THE
APPLICATION FORM.

PROJECT SERVICES UTILIZATION:

This criterlon Is applicabte oniy to projects or portlons of projacts that invoive services, functions or equipment
for which HFSRB has sstabiished utllization standards or occupancy targets in 77 {il. Adm. Code 1100.

Documant that in the second year ol operation, the annual utilization of the sennca or equipment shall maet or exceed the
utilization standands specified in 1110 Appendix B. A narrative of the rationaie that supports the projections must be
provided.

A teble must be provided In the foilowing format with Attachment 15.

UTILIZATION
DEPTJ/ HISTORICAL PROJECTED STATE MEET
SERVICE UTILIZATION UTILIZATION | STANDARD | STANDARD?
(PATIENT DAYS)
{TREATMENTS)
ETC.

YEAR 1 ASTC 1753 H% 4500 HOURS ves
YEAR 2 ASTC 1928 M 4,500 HOURS Yas

*** Average Procedure Time is 165 minutes

APPEND DOCUMENTATION AS ATTACHMENT 15, IN NUMERIC SEQUENTIAL ORDER AFTER THE LAST PAGE OF THE
APPLICATION FORM.




ILLINOIS HEALTH FACILITIES AND SERVICES REVIEW BOARD APPLICATION FOR PERMIT- 02/2017 Edition

G. Non-Hospital Based Ambulatory Surgery

Applicants proposing to establish, expand andfor medemize the Mon-Hospital Based Ambulatary
Surgery category of service must submit the following information.

[] Cardiovascutar

] Colon and Rectal Surgery

[] Dermatology

[ General Dentistry

_@ General Surgery (Facus upon Vascular Access}
L] Gastroenterology
[J_Neuralogical Surgery
[J Nuclear Medicine

| | Obstetrics/Gynecalogy
[ Ophthalmoiogy

[] OraliMaxillofacial Surgery

(O Orthapedic Surgery

 [J Otolaryngology

[ Pain Management

[ Physical Medicine and Rehabliitation
[0 Piastic Surgery

[ Podiatric Surgery

£ Radiology
[L] Thoracic Surgery

O Urology
[ Other

3. READ the applicable review criteria outlined below and submit the required
docurnentation for the criterla:

APPLICABLE REVIEW CRITERIA Establish New Expand Existing
ASTC or Service | Service
1110.1540(c)(2) - Service to GSA Residents X X
1110.1540(d) — Service Demand — Establishment of an ASTC or X
Addilional ASTC Service
1410.1540(e} - Service Demand — Expansion of Existing ASTC Service X
1110.4540() — Treatment Room Need Assessment X X

1110.1540(g} — Service Accessibility

1110.1540(h}(1) = Unnecessary Duplication/Mzldisiribution

1110.1540(h)(2) - Maldisiribution

> ox] x »»

1110.1540(h}(3} — Impact lo Area Providers




APPLICATICN FOR PERMIT- 02/2017 Edlilon

ILLINOIS HEALTH FACILITIES AND SERVICES REVIEW BOARD

1110.1540(]} - Staffing X X
1110.1540(j) - Charge Commitment X X
1110.1540(k} — Assurancas X X

APPEND DOCUMENTATION AS ATTACHMENT 25, IN NUMERIC SEQUENTIAL ORDER AFTER THE LAST
PAGE OF THE APPLICATION FORM.
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The following Sections DO NOT need to be addressed by the applicants or co-applicants responsibile for
funding or guaranteeing the funding of the projact If the applicant has a bond rating of A- or better from
Fitch's or Standard and Poor's rating agencies, or A3 or better from Moody's {the rating shall be affirmed
within the iatest 18-month pariod prior to the submittal of the application):

¢ Sectien 1120.120 Availabllity of Funds - Review Critaria
» Section 1120.130 Financiai Viability - Review Criteria
= Saction $1120.140 Economic Feaslbility — Roview Critaria, subsection (a)

VIl. 1120.120 - AVAILABILITY OF FUNDS

The applicant shall document that financial resources shall be available and be equal to or exceed the estimated total
project cost plus any related project costs by providing evidence of sufficiant financial resources from the following
sources, as applicable [Indicate the doilar amount to be provided from the following sources]:

$468,346

$738,098.40
{FMV of Ieasay

a)

b)

d)

Cash and Securilies - statements (e.g., audited financial statements, letters
from financial institutions, board resolutions) as to:

)] the amount of cash and securities available for the project,
including the identification of any security, its value and
availability of such funds; and

2) interest to be eamed on depreciation account funds or to be
earned on any asset from the date of applicant's submission
through project completion;

Pledges - for anticipated pledges, a summary of the anticipated pledges
shawing anticipeted receipts and discounted value, estimated time table of
gross receipts and related fundraising expenses, and a discussion of past
fundraising experience.

Gifts and Bequests - verification of the dollar amount, identification of any
conditions of use, and the estimated time table of receipts;

Dabt - a statement of the estimated terms and conditions (including the debt
time perfod, variable or permanent interest rates over the debt time period, and
the anticipated repayment schedule) for any interim and for the permanent
financing proposed to fund the project, including:

1) For general obligation bonds, proof of passage of the required
referendum or evidence that the governmenlal unit has the
authority {o issue the bonds and evidence of the doffar amount
of the issue, including any discounting anticipated;

2) For revenue bonds, proof of the faasibility of securing the
specified amount and interest rate;

3) For mortgages, a letler from the prospective lender attesting to
the expectation of making the loan in the amount and time
indicated, including the anticipated interest rale and any
conditions associated with the mortgage, such as, bu not
limited lo, adjustabie interest rates, balloon payments, etc.;

4) For any lease, a copy of the lease, including all the terms and
conditions, including any purchase options, any capital
improvements to the properly and provision of capilal
equipment;

5) For any option to lease, a copy of the option, including all
terms and conditions.

Page 14




ILLINCIS HEALTH FACILITIES AND SERVICES REVIEW BOARD APPLICATION FOR PERMIT- 02/2047 Editlon

8) Govemmental Appropriations — a copy of the appropriation Act or ordinance
accompanied by a statement of funding availability from an official of the govemmental
unit. If funds are to be made available from subsequent fiscal years, a copy of 8
resolution or other action of the govermmental unit attesting to this intent;

f Grants — a letter fram the granting agency as to the availability of funds in terms
of the amount and time of recaipt;

g) All Other Funds and Sources — verification of the amount and type of any other
funds that will be used for the project.

$1,207,344.40

TOTAL FUNDS AVAILABLE

APPLICATION FORM.
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ILLINOIS HEALTH FACILITIES AND SERVICES REVIEW BOARD APPLICATICN FOR PERMIT- 0272017 Edition

SECTION Vill. 1120.130 - FINANCIAL VIABILITY, **Subject to Financial Viabllity Waiver=**

All capital expenditures completely funded via internal sources

All the appiicants and co-applicants shall be identified, specifying their roles in the project funding or
guaranteeing the funding (sola responsibility or shared) and perceniage of participation in that funding.

Financial Viability Waivey

The appiicant is not required to submit financial viability ratfos if:

1. “A" Bond rating or better

2. Ali of the projects capital expenditures are completely funded through internal sources

3. The applicant's current debt financing or projected debt financing is insured or enticipated o be
4

insured by MBIA {Municipal Bond Insurance Association inc.) or equivalent
The applicant provides a third party surety bond or performance bond letter of credit from an A
rated guarantor.

See Section 1120.130 Financial Waiver for information to be provided
APPEND DOCUMENTATION AS ATTACHMENY 35, IN uuusﬁ's‘e‘n‘l?bennu ORDER AFTER THE LAST PAGE OF THE

APPLICATION FORM.

The applicant or co-applicant that is responsible for funding or guaranieeing funding of the project shall
provide viability ratios for the latest three years for which audited financlal statements are avallable
and for the first fuil fiscal year at target utilization, but no more than two years following project
completion, When the appiicant's faciiity does not have facility specific financial statements and the
facility is @ member of a health care system that has combined or consolidated financial statements, the
system's viability ratios shall be provided. If the health care system includes one or more hospitals, the
system's viabllity ratios shall be evaluated for conformance with the applicable hospital standards.

Historical Projected
3 Ysars
yomar Hintorical and/or Profacted FUNDED INTERNAL | RESOURCES | 1122019

Current Ratio Financial Viability Waiver 166 *
Nat Margin Percentage Financial Viability Waivar 23.7%
Percant Debt to Total Capitalization Financial Viability Waiver 0%
Projected Debt Service Coverage Financia! Viability Waiver na

Days Cash on Hand Financial Viabikity Waiver 207.18
Cushion Ratio Financial Viability Waiver 565

Provide the methodolegy and worksheets utiized in determining the ratios detailing the
calculation and applicable line item amounts from the financiai statements. Complete a
separate table for each co-applicant and provide worksheets for each.

Variance

Applicarts not in compliance with any of the viabllity ratios shall document that ariother
organization, public or private, shall assume the legal responsibility to meet the debt
obiigations should the appiicant defauit.

APPEND DOGUMENTATION A8 ATTACHMENT 36, IN NUMERICAL DRDER AFTER THE LAST PAGE OF THE

APPLICATION FORM,




ILLINOIS HEALTH FACILITIES AND SERVICES REVIEW BOARD APPLICATION FOR PERMIT- 02/2017 Editlon

SECTION IX. 1120.140 - ECONOMIC FEASIBILITY
This section is applicable to all projects subject to Part 1120.

A. Reasonableness of FInanclng Arrangements

The applicant sha!l document the reasonableness of financing arrangements by
submitting a notarized statament signed by an authorized representativa that attests to
ane of the following:

1)

2)

That the total estimated project costs and related costs will be funded in tolal with
cash and equivalents, including investment securities, unrestricted funds,
received pledge receipts and funded depreciation; or

That the total estimated project costs and related costs will be funded in total or
in pan by borrowing because:

A) A partion or alf of the cash and equivalents must be retained in the
balance sheet asset accounts in order to maintain a current ratio of at
least 2.0 times for hospitals and 1.5 times for all other facilities; or

B) Borrowing is less costly than the liquidation of existing invesiments, and
the existing investments being relained may ba converted to cash or
used to retire debt within a 60-day period.

8. Condltlons of Dabt Financing

This criterion is applicable only to projects that involve debt financing. The applicant shalf
document that the conditions of debt financing are reasaonable by submitling a notarized
slatement signed by an authorized representative that attests to the following, as

applicable:

1) That the selected form of debt financing for the project will be at the fowest net
cost available;

2 That the selected form of debt financing will not be at the lowest net cost
available, but is more advantageous due toc such terms as prepayment privileges,
no required mortgage, access lo additional indebledness, term (years), financing
costs and other factors;

3) ‘That the project involves (in total of in part) the leasing of equipment or facilities

and that the expenses incurred with leasing a facilily or equipment are iess costly
than constructing a new facility or purchasing new equipment.

C. Reasonableness of Project and Refated Costs

Read the criterion and provide the following:

1.

Identify each department or area impacted by the propesed project and provide a cost
and square footage allocation for new construction and/or modernization using the

following format (insert after this page).
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ILLINOIS HEALTH FACILITIES AND SERVICES REVIEW BOARD APPLICATION FOR PERMIT- 02/2017 Editlon

COST AND GROSS SQUARE FEET BY DEPARTMENT OR SERVICE

A B C (2] E F G H
Depariment Total
(tist below) Cost/Square Foot Gross Sq. Ft. Gross Sq. Ft. Const. § Mod. $ Cost
New Mod. | New Circ* | Mod. Circ* | (AxC) (BxE) (G +H)
ASTC $0 $0 - - - - $0 $0 $0
Contingency $0 30 - - - - $0 $0 $0
TOTALS $0 $0 - - - - $0 $0 0

_~ include the percantage (%) of space for circulation

D. Projected Operating Costs

The applicant shall provide the projected direct annual operating costs (in current dollars per
equivalent patient day or unit of service) for the first full fiscal year st target utilization but no
mare than two years following project completion. Direct cost means the fully allocated costs of
salaries, benefits and supplies for the service.

E. Total Effect of the Project on Capital Costs

The applicant shall provide the lotal projected annual capital costs (in current dollars per
equivalent patient day) for the first full fiscal year at target utilization bt no more than two years
foilowing project completion.
APPEND DOCUMENTATION AS ATTACHMENT 37, IN NUMERIC SEQUENTIAL ORDER AFTER THE LAST PAGE OF THE
APPLICATION FORM.

SECTION X. SAFETY NET IMPACT STATEMENT

SAFETY NET IMPACT STATEMENT that describes alt of the following must be submitted for ALL
SUBST, ROJECT! D PROJEC SCONT! ) D HEAL E FACH
[20 ILCS 39860/5.4];

1. The project's material impact, if any, on essential safety net services in the community, to the extent
that it is feasible for an applicant to have such knowiedge.

2. The project's impact on the ability of another provider or health care system to cross-subsidize safety
nel services, if reasonably known to the applicant.

3. How the discontinuation of a facility or service might impact the remaining safety net providers in 8
given community, if reasonably known by the applicant.

Safety Net Impact Statements shal! also include all of the following:

1. For the 3 fiscal years prior to the application, a certificalion describing the amount of chanty care
provided by the applicant. The amount caiculated by hospital applicants shall be in accordance with the
reporting requirements for charity care reporting in the lllinois Community Benefits Act. Non-hospital
applicants shail report charity care, at cost, in accordance with an appropriate methodoiogy specified by
the Board,

2. For the 3 fiscal years prior to the application, a certification of the amount of care provided to Medicaid
patients. Hospital and non-hospital applicants shali provide Medicaid information in 28 manner consistent
with the information reported each year to the |llincis Department of Public Health regarding "Inpatients
and Outpatients Served by Payor Source” and “Inpatient and Qutpatient Net Revenue by Payor Source”
as required by the Board under Section 13 of this Act and published in the Annual Hospital Profile.

3. Any information the applicant believes is directly relevant to safety net services, including information

Page 18
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LLINOIS HEALTH FACILITIES AND SERVICES REVIEW BOARD

regarding teaching, research, and any other service.

A tabie In the foilowing format must be provided as part of Attachment 38.

Saiety Net Information per PA 96-0031
CHARITY CARE
Charity (# of patients) Year Year Year
inpatient n/a nia nia
Outpatient 256 228 161
Totai 256 228 161
Charity {cost In dollars) 2014 2015 2016
Inpatient nla na nfa
Qutpatient $157,771 $88,906 548,184
Total $157,771 $86,906 $48,184
MEDICAID
Medicaid (# of patients) Year Year Year
Inpatient nfa nfa nfa
Qutpatient 2,087 2,438 2,732
Total 2,067 2,438 2,732
Medicaid (revenue) 2014 2015 2018
Inpatient nia nfa nfa
= Outpatient 51,364,994 $1,255,710 $1,400.548
Total $1,364,994 $1,255,710 $1,400,548

APPEND DOCUMENTATION AS ATTACHMENT 38, IN NUMERIC BEQUENTIAL ORDER AFTER THE LAST PAGE OF THE
APPLICATION FORM,
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SECTION XI. CHARITY CARE INFORMATION

Charity Care information MUST be furnished for ALL projects [1120.20(c)].

1. All applicants and co-applicants shall indicste the amount of chanty care for the latest three
audited fiscal years, the cost of charity care and the ratio of that charlty care cost to net patient
revenue.

2. If the applicant owns or operates one of more facilities, the reporting shall be for each individual

facility located in illinois. If charity care costs are reperted on a consolidated basis, the applicant
shall provide documentation as to the cost of charity care; the ratio of that charity care to the net
patient revenue for the consolidated financiai statement; the aflocation of charity care costs; and
the ratic of charity care cost to net patient revenue for the facility under review.

3 If the applicant Is not an existing faclity, it shali submit the facility's projected patient mix by payer
source, anticipated charity care expense and projected ratio of charity care to net patient revenue
by the end of its second year of operation.

Charity care” means care provided by a health care facllity for which the provider does not expect
to receive payment from the patient or a third-party payer (20 ILCS 3960/3). Cherity Care must be
provided at cost.

A table in the foliowing format must be provided for ali fecllities as part of Attachment 39.

CHARITY CARE
Year 2014 Year 2015 Year 2016
Net Patient Revenuo §2,903,425 $3,147,312 $£3,347.312
Amount of Charily Care (charges) 5157771 $86,906 §48,184
L Cost of Charily Care $157.771 $86,906 $48.184

APPEND DOCUMENTATION AS ATTACHMENT 33, IN NUMERIC SEQUENTIAL ORDER AFTER THE LAST PAGE OF THE
APPLICATION FORM.
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After paginating the entire completed application indicate, in the chart below, the page numbers for the
included attachments:

NO.

INDEX OF ATTACHMENTS

ATTACHMENT

PAGES

licant Idantification including Certificate of Good Standing

22.23

Site Ownership_

24-56

Persons with 5 percent or greater interest in the censee must be
identified with the % of ownership.

57-56

Organizational Relationships (Organizational Chart) Certificale of
Good Standing Elc.

59

Flood Plain Requirements

Historic Presarvation Act Requirements

Project and Sources of Funds ltemization

65

Financial Commitment Document if required

Cost Space Requirements

67-68

Discontinuation

Background of the Applicant

69-73

Purpose of the Project

74-75

Aiternatives {o the Project

76-77

Size of the Praject

Praject Service Utilization

87-109

Unfinished or Sheil Space

Assurances for Unfinished/Shell Space

Master Design Project

Service Spacific:

19

Medica! Surgical Pediatrics, Obstetrics, ICU

20

Comprehensive Physical Rehabilitation

21

Acute Mental lliness

Open Heart Surgery

23

Cardiac Catheterization

24

In-Center Hemodialysis

25

Non-Hospita! Based Ambulatory Surgery

110-126

26

Selected Organ Transplantation

7

Kidney Transplantation

Subacute Care Hospital Mode!

29

Community-Based Residential Rehabilitation Center

Long Term Acute Care Hospital

31

Clinical Service Areas Others than Categories of Service

32

Freestanding Emergency Center Medical Services

33

Birth Center

Financfal and Economic Feasibility:

Availability of Funds

127-129

35

Financial Waiver

38
7

Financial Viability

Economic Feasibility

130-167

Safety Net impact Statement

168

39

Charity Care Information

169




File Number 4978-902-5

To all to whom these Presents Shall Come, Greeting:

1, Jesse White, Secretary of State of the State of Illinois, do hereby
certify that I am the keeper of the records of the Department of

Business Services. I certify that

ASSOCIATES IN NEPHROLOGY, 5.C., A DOMESTIC CORPORATION, INCORPORATED
UNDER THE LAWS OF THIS STATE ON FEBRUARY 22, 1971, APPEARS TO HAVE
COMPLIED WITH ALL THE PROVISIONS OF THE BUSINESS CORPORATION ACT OF THIS
STATE RELATING TO THE PAYMENT OF FRANCHISE TAXES, AND AS OF THIS DATE, IS
IN GOOD STANDING AS A DOMESTIC CORPORATION IN THE STATE OF ILLINOIS.

InTestimony Whereof, I kereto set

my hand and cause to be affixed the Great Seal of
the State of Illinois, this 26TH

dayof JUNE AD. 2017 .

1. £ _'5‘"{‘, et
-+ 28 ’
Authentication #: 1717700391 veriflable unth 06/26/2018. Me/

Authanticate al: hiip:/Awww.oybardivallinois.cam
SECHETARY OF BTATE
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File Number 4978-902-5

To all to whom these Presents Shall Come, Greeting:

I, Jesse White, Secretary of State of the State of Illinois, do hereby
certify that I am the keeper of the records of the Department of

Business Services. I certify that

ASSOCIATES IN NEPHROLOGY, S.C., A DOMESTIC CORPORATION, INCORPORATED
UNDER THE LAWS OF THIS STATE ON FEBRUARY 22, 1971, ADOPTED THE ASSUMED
NAME VASCULAR ACCESS CENTER OF ILLINO1S, S.C. ON JULY 15, 2005, APPEARS TO
HAVE COMPLIED WITH ALL THE PROVISIONS OF THE BUSINESS CORPORATION ACT
OF THIS STATE RELATING TO THE PAYMENT OF FRANCHISE TAXES, AND AS OF THIS
DATE, IS IN GOOD STANDING AS A DOMESTIC CORPORATION IN THE STATE OF
ILLINOIS.

InTestimony Whereof, I hereto set

my hand and cause to be affixed the Great Seal of
the State of Illinois, this 26TH

dayof  JUNE AD. 2017 .

26 ,
Aulhsarcalion #: 1717700399 varifiablo untd 08/26/2018. We/

Authenticate al. hiip/Awww.cyberdrivellingls.com

SECRETARY OF STATE
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Site Ownership / Control

The Monterey Professional Center, in which the ASTC will be located, is at 1701 W. Monterey
Avenue and is owned by AIN Investments LLC. The space for the ASTC will be leased by
Associates in Nephrology, S.C. d/b/a Vascular Access Centers of Illinois (“VACI"). Included as
part of Exhibit 2, and presented as evidence of control, is the lease for the premises.

Attachment 2

10246922 v2




MONTEREY PROFESSIONAL CENTER

AMENDED AND RESTATED OFFICE LEASE
FOR

ASSOCIATES IN NEPHROLOGY, S.C.
An llinois Corporation,
doing business as Vascular Access Centers of Illinois

1701 WEST MONTEREY AVENUE
SUITES 7-12
CHICAGO, IL 60643
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AMENDED AND RESTATED OFFICE LEASE
MONTEREY PROFESSIONAL CENTER

THIS AMENDED AND RESTATED OFFICE LEASE (the “Leasc”) is entered into as of the ____ day of

, 2017 (The “Effective Date™), by and between AIN Investments, LL.C, an Illinois limited liability

company (“Landlord"), and Assaciates In Neplirology, S.C. an Illinois corporation, doing business as Vasculor

Access Centers of lllinois ("Tenent™), for the term, at the rental and subject to and upen all of the terms, covenants
und agreements in this Lease,

RECITALS

WHEREAS, Monterey Professional Center, LLC (the "Original Landlord”) and Tenant entered into an
Office Lease dated as of November I, 2016 (the "Original Lease™) for Suites 9-12 of the office center development
known as the Monlcrey Professional Center located at 1701 West Monterey, Chicago, Illinois snd legally described
on Exhibit A-1 attached hereto (the “Center™);

WHEREAS, Landlord acquired the Center from Originel Landlord on December 15, 2016 and at Tenant's
request Landlord ncgotiated a termination of the then existing Office Leases with Roseland Community Hospital for
Suites 7 and B of the Center;

WHEREAS, Landlord and Tenant have agreed {o eater into this Amended and Restated Lease to add Suites
7 and 8 to the Original Lease for Suites 9 through 12 inclusive ot the Center and to amend and restote in its entirety
the Original Lease os of the Effective Date of this Lease. Subject to any surviving obligations under the Original
Lease, from and efler the Effective Date the rights obligations of the perfies shall be governed by the terms and
provisions of this Lease.

NOW, THEREFORE, for good and valuable consideration, the receipt and sufficiency of which the parties
hereby acknowledge, the parties agree as follows:

ARTICLE I - PREMISES

Section 1.1 ~ Premises Defined.

Landlord hercby leascs to Tenant and Tenant hereby renls from Landlord those certain premises known as Suiles 7-
12, comprising approximately 7,855 square feet of rentable spece (the “Premises” or “Leased Premises”) situated in
the City of Chicago, County of Cook, State of [ilinois a8 shiown on Exhibit B attached hereto. The Leased Premises,
together with (he fand legally described on Exhibit A-1 attnched hereto and the improvements thereon owned by
Landlord, comprise the Center. "The Center contains 16,255 square feet of sentabie space and is depicted on the site
plan set forth on Exhihit A-2 attached herelo (the "Site Plan™). Subject to Article 20, the Leased Premises wre leased
together with the right to use, on a non-exclusive basis and in common with other tenants of the Center, the parking
and other common arens of the Center.

Section 1.2 - Condition of Premises.

Subject to the terms and conditions hereinafler set forth, and in consideration of the Rents (ns hereinofler defined)
and the terms, covenants, conditions and agreemenis contained herein, Londlord does hereby lease, rent, let and
demise to Tenant, ond Tenant does hereby take and hire from Landlord, the Lensed Premises, together with all
nppurlenances, fixtures and other ficilities used in connection with the operation or occupancy of the Leased
Premises and all alterations and additions thercto and sestorations and rcplacements thersof. The parties
acknowledpe that Landlord is leasing the Leased Premises to Tenant on an "AS 1S-WHERE 15" basis without
represeniation or warranty whatsoever except as specifically set forth herein.
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ARTICLE 2 - MOSSESSION

Section 2.1 - Deliverv of Premises.

Tenant received possession of the Premises on December 16, 2016 (the “Posscssion Date™),
ARTICLE 3 - TENANT'S WORK

Section 3.1 — Tenant’s Wark Defined.

The contractor sclected fo perform the work necessary te prepare the Premises for Tenant’s Permitted Use (as
defined herein} which is generally described on Exhibit D attached hereto (“Tenant’s Work”) shall be approved by
Lendlord and provide a satisfeclory certificate or certificates from un insurance company evidencing workmen's
compensation coverage, builders risk insurance in amounls reasonably acceplable lo Landlord, and insurance
coverage insuring Landlord against public lability and property damage to any person or property, on or off the
Leased Premiscs, arising nut of aud during the complction of Tenant’s Work.

Section 3.2 - Tennnt Permits and Licenses.

Tenant shail apply for and obtain, at Tenant's soie cost and expense, (i) ail permits {collectively, the “Buiiding
Perniits”’) required under applicable law for the performance of Tenant’s Work, prior lo the commencement of
Tenant's Work, and (ji) all licenses and other approvals (the “Licenscs,” the Building Permits and the Licenses are
colectively referred to herein as the “Required Permits™) required under applicabie law for the operation of o
medical office in the Leased Premises solely for the purpose of the Permitted Use, prior to the date Tenant
commences the Permitted Use in the Leased Premises. Tenant shall provide Landiord with copies of ali applications
and ofher materiais filed with eny governmenta) or private entities in conneclion with obtaining the Required
Permits, on the date such materials are filed. Tenant shall deliver copies of the Required Permits to Landlord
immediately upon its receipt of the same, Notwithstanding anything contained herein to the contrary, Tenant shall
nol have the right to modify the existing zoning of the Leased Premises, the Center including but not limited to, any
zoning wnap amendments, PUDs, variances, exceptions, or special use permits, without the prior written consent of
Landlord which consent may be withheld or delayed by Landlord in Landiord’s sole and absolute discretion.
Londlord wili cooperate with Tenant's reasonabie requesits, if any, in the procurement of the Required Permiits.

Section 3.3 — [mprovement Allowance,
Landlord shalt reimburss Tenant up to Fifty Thousand Two Hundred Fifty 00/100 ($50,250.00) Dollars plus a credit

up to Twenty Thousund 00/100 ($20,000.00) Dollars for the actusi out of pocket costs for the demolition of existing
interior demnising walls, fixtures and equipment located in the Leased Premises necessary for Tenant to complete
Tenant's Work, 1o be used solely, and for no other reason, as an sliewance for improvements (“lmprovement
Aliownnce”), the nature and location of which are more Fally described in Tenant’s Work. For federal income tax
purposes, Landlord and Tenant agree that Landlord is the tax owner of Tenant's improvements constructed with the
Improvement Allowance. Provided Tenant is not in default hercunder, Landlord will disborse the Improvement
Allowance o Tenant within thirty (30) days afer the latest of:

(i) completion of the improvements required to be mode by Tenant accompanied by evidence of
payment, including lie: waivers therefor, and Tenant’s acquisition, at its sole cost and expense, of
an uncondilional, permanent certificale of occupancy;

(ii) the Term Commencement Date:

(iii) the execution and delivery to Landlord of an estoppel certificate.

In the event the Improvement Allowance is not paid within thirty (30) days of the delivery of items (i), (ii} and (iii)
above, Tenant may offset such amount against rent due under the Lease. Further, Tenant will be entitled to interest
on the unpeid sums after the due date at the Lease Interest Rate until paid or credited (as hereina fier defined).
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ARTICLE 4-- LEASE TERM

Scction 4.1 — Commencement Datcs.

The term of this Lease (“Lease Term™) shall commence on July I, 2017, being hereinafter referred to as the “Term
Comnmencement Date” even though Tenant does not onticipate completion of the Tenant's Work by the
Commencement Date. The obligation of Tenant to pay Minimum Rent (as defined in Article 5 of this Lease) shall
commence and accrue as of and on the Term Commencement Date and Tenant’s obligation (o pay its 'ro Rata Share
(as defined in Article 8 of this Lease) of Real Estate Taxes, Insurance Payments and Common Area Charges sholl
commence and acerue as of the Term Commencement Date, It is further understood and agreed that, as of 12:01
a.m, on the Possession Dale, and continuing throughout the Lease Term, Tenant shall comply with, and perform, on
8 timely basis, all of the obligutions and liabilities imposed on Tenant under the terms of this Lease.

Seclion 4.2 — Lease Expiration Date and Extension Option,
Thie term of this Lease shall end on Ihe last day of the [fth (5th)] conscoutive Lease Year (as that term (s defined

below in Sectioa 4.3 of this Lease) following the Term Commencement Dale, hereinafier referred to as the “Lease
Expirntion Dute,” unless terminated sooner ag provided in this Lease. Tenant shall have [three (3)] options to extend
the Term each for an additional five (5) years (cach, an “Extended Term™} by providing written natice to Landlord
no tater than [one hundred eighty (180)] days prior to the expiration of the then-current Term.

Scetion 4.3 — Lense Year,

The term “Lease Year,” as referred ta in this Lease, means & period of twelve (12) consecutive calendar months.
The first Lease Year shall begin on the Term Commencement Dale if the Term Commencement Date oceurs on the
first day of the calendar month; or, if not, then the Frst Lease Yeor shall commence an the first day of the first
calendar month after the Term Commencement Date. Each succeeding Lease Yesr shall commence upon the
anniversary of the commencement date ofthe first Lease Year,

ARTICLE 5- RENT

Section 5.1 — Rent Defined,

For all purpases under this Lease, "Rent™ shell be deemed to mean, on 8 collective basis, Minimum Rent and
Tenant’s Pro Rata Shere of Real Estate Taxcs, Insurance Payments end Common Area Charges, and eny and alt
other sums or payments, of any nature whatsoever, due from Tenant to Landlord under the terms of this Lease.

Scction 5.2 — Minimum Rent.

Tenani agrees to pay (o Landlord as *Minimum Rent”, wilhout nolice or demand ar setoff of any kind, except as
atherwise expressly provided in this Lease, the inonthly sum as set forth in Section 5.4 below, in advance, on or
before the first day of each and every successive calendar month during the Lease Term. Rent and other charges to
be paid to Landlord under this Lease for any period less than one (1) month shali be prarated on a per diem basis.
All Rent and other charges due undcr this Lease shall be payable 10 Monterey Professional Center LLC, 1030 E,
95" Strect, Chicago, Dlinois 60619, Attention: Mr. Albert Cormejo, or at such other place as Landlord mey from
time lo time designate in writing to Tenant.

Section 5.3 - ACH Processing,

If Tenant fils to timely pay Minimum Rent two (2) times in any twelve ($2) month period during the Lease Term,
then at Land!ord’s option, to be exercised by prior written notice to Tenant, Tenont ngrees and acknowledges that
the Rent shall be paid via “ACH™ processing through the primary operating account of Tenant as and when such
amounts are due and owing under this Lease, and Landiord and Tenant shall cxcoule and deliver such forms and
dacuments as may be nccensary o effectuate this provision. Nowwilhstanding the foregoing, Lendlord shatt not have
direct access (o Tenanl's accoonts and such ACH transfers shal! be set up by Tenant. Tenant further agrees and
acknowledges that it shall maintsin sufficient deposits in the designated account in order to provide for the Rent
payinents pursuant lo this Lease, and further, that if any Rent debit is not accepted or permitied by Tenant or by 1he
financial institution where Tenant‘s deposit sccount is located and/or the some is returned unpeid or partinlly paid,
tlien such payment will be considered delinquent under the lerms of this Lease,
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Secction 5.4 — Minimum Rent Antounts.
Minimum Rent shall be payable during the Leas¢ Term as follows:

Rent Effective  AunualNet  Monthly

Term Lense Year ~ Base Rent Disconunt Net Rent Rent Net Rent
Primary | $20.00 52.00 $18.00 $141,390.00 S11,782.50
2 £2040 $2.00 518.40 $144,532.00 51204433

K| $20.81 $2.00 1831 $147,752.55  $12312.71
4 $21.22 $2.00 $19.22 $150,973.10  $12,58L.0%
5 $21.65 $2.00 $19.65 $154,350.75  $12,862.56

Tenant shall pay for all water, gas, clectric, heat, Iight. power, sewer charges, telephone scrvice, medical waste
removal and all other services and utilities supplied to the Leased Premises, logether with any taxes thereon, each of
which shall be scparately mctered 10 Tenant. Tenant shall arrange and pay for all utilities or services al the Leased
Premises.

Section 5.5 — Extended Term Minimum Rent Amounts,
If Tenent exercises ils option to renew this Lease pursuent to 4.2, Minimum Rent shall be payable during the

Extended Term(s) es follows:

Lense Base Rent Effcctive

Term Year Rent  Discount NetRent Apnual NetRent  Monthly Net Rent
Option Term | 6 £22.08 $0.00 $22.08 $173.438.40 $14,453.20
7 $22.52 $0.00 §22.52 $176,849.60 $14,741.22
2 $22.97 5000 $22.97 $180,429.35 $15,035.78
9 $21.43 $0.00 $21.43 $184,042,65 $13,336.89
10 $23.90 $0.00 $23.90 $187,734.50 $15,644.54
Option Term 2 I $24.38 $0.00 $24.38 $191,504.90 $15,958.74
i2 $24.87 $0.00 $24.87 $195,353.85 $16,279.49
(3 $25.36 $0.00 $25.36 $199,202.30 $16,600.07
14 $25.87 $0.00 $25.87 £203,208,85 £16,934.07
15 $26.39 £0.00 $26.39 $207,293 .45 £17,274.45
Option Term 3 [ 32692 $0.00 $£26.92 $211,456.60 $17,621.38
17 $27.46 $0.¢0 $27.46 $215,698.30 $17,974.86
18 $£28.00 $06.00 $28.00 $219,940.00 31822833
19 $28.56 $0.00 $28.56 $224,338 .80 $18,694.90
20 $29.14 $0.00 $29.14 $228,894.70 $19,074.56

ARTICLE 6 - SECURITY DEPOSIT

{Upon execution of this Lease, and subject to Landlord’s review and approval any provision of (his Lease, including,
but not limited to, the provisions relating 1o payment of Rent or any monelary sums due hereunder, if permitted by
law, Landiord may (but will not be required to) require Tenant to increase the Security Deposit by one (i) month of
totat Rent due, including CAM and Real Estate Taxes, for the payment of any Rent or any such monetary sum in
defull or any other amount which Landlard may spend or become obligated to spend by reason of Tenant's default.
Tenanl's failure to do so wil! be o material breach of this Lease. Landlord will not be required to keep the Security
Deposil separate from its general funds, and Tenant will not be entitled to interest on the Security Deposit. If Tenant
is not then in default, the Security Deposit or any balanee thereof will be returned to Tenant (or, at Landlord's
aption, to the last assignee of Tenants interest hereunder) within thirty (30) days following the expiration of the
Lease Term. 1f Tenantis in default under this Lease, the Security Depaosit will be held until after Tenant has vacated
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the Lensed Premises, subject to Landlord’s rights (o apply or use the Security Deposit as described herein, 1f there is
o tennination of Landlord's interest in this Lease, Landlord will transfer the Security Deposit 1o Landlord's successor
in interest, whereupon Tenant agrees that Landlord will thereupon be released from all liabifity for the return of such
depasit or the accounting therefor provided that the successor in interest assumes Landlord's obtigations under this
Section.)

ARTICLE 7 - COMMON AREA MAINTENANCE AND TAXES

Scction 7.1 — Common Arca and Common Area Charges Defined,

The lerm “Common Area” means the entire areas designed from time to time by Landlord for common use or
benefit for the occupanis of the Center including, but aot by way of limitation, parking lots {(pcrmancnt and
teinporery), landscaped and vacanl areas, passages for trucks and aulomobiles, areaways, roads, walks, roof, curbs
and courts tagether with [cilities such as drinking fountains, stairs, romps, sheiters, and loading docks, with
facilities appurtenant to each, and commen utility facilities, whether within or outside of the Center, but excluding
any rentable office space. The term “Cominon Area Charges” means all costs of operation, maintensnce, repair,
replacement and management of the Commen Area, including without limitation the following:

{i) All Insuranice premiums for fire, extended coverage, public liahility and eny ather insurance that Landiord
reasonably deems necessary with regerd lo the Center with no deduction for depreciation; public liability insurance;
worker's compensation; terrorism; property damage insurance; rent loss insurance; and any other costs incuired in
the placing of said insurance;

{i) All reasonable costs to msintain and repair the downspouls end gutters of the buildings, the wtility systems,
lines, conduits and appurienances thereto serving the buildings or other improvements, parking lots, signs, lighting,
sidewalks, driveways and other areas used in common by the tenants or occupants of the Center;

(i) Any parking charges, utilitles, surcharges, or any ather costs or expenses levied, assessed or imposed by or
at the direction of or resulting from statutes or regulations or judicial or administrative interpretations thereof,
promulgated hy any governmental autharity in connection with the use or occupancy of the Leased Premises or the
parking facilities serving the Leased Premises;

(iv) All reasonable costs and cxpenses of opernting and maintaining the common areas (hereinafler defined) of
the Center, all reasonabie costs to supervise, sdminister and maintain the parking lot, sidewalks, fences, driveways
and other areas used in common by the tenants or occupants of the Center. Such cost and expense may include, but
not be limited to, all sums incurred in connection with aperating, repairing, lighting, cleaning, painting, removing
snow, ice, debris, end surface water, sewer, striping, securily, electronic intrusion and fire control devices und
telcphonic alert aysiem devices, inspecting, traffic consultants end traffic regulation, directional signs, equipment
depreciation, fdelity bonds for personnel, insurance against liability for defamalion and claiins of false arrest
aceurring in and about the Cenler, reguiation of traffic, fees for permits and licenscs;

v) Water, drainage and sewerage, wages and benefits of empioyees and other empioyee expenses and fringe
bencfits (including social security taxes, unemployiment insurence taxes, and any other cost or expense which
Londiord pays or incurs 1o provide benefits for employees so engaged in the operation, management, maintenance
and repair of the Center), all costs and expenses of piantings and replacing flowers, shrubbery, and planters, and all
costs and expenses of maintaining curbs, sidewalks, walkways, parking surfaces, landscaping, druinage, utilities,
tnotor vehicles, machines and equipment, and lighting facilities;

{vi) If the parking lot is replaced, only the annual amortized cost of the replocement, using a 7 year period, will
be included in common nrea charges, ond the tenant will only be charged for amortized costs falling due during the
Lease Term (for the purpose of this poragraph, an overiay or restripping of the drive and parking arcas shall be
considered 2 maintenance item nol subject (o amortization);
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(vii}  The cost of maintaining and operating (including, without limitation, electrical costs) any monument sign
for the Cenler, the cast of roof repair and maintenance, supplics, stmdries, sales ar use tax on supplies or sundries,
telephone service, intemet service cost, posiage, and officc supplies, wasie removal service, window cleaning,
Jjnnitorial service, and painting, repair, maintenance, and replacement of any monument or pylon signage;

(viii} The cost of maintaining and repairing the rooftop HVAC Systems, whether regulasly scheduled or
otherwise. If the HVAC System is replaced, only the annual amortized cost of the replacement, using a 5-year
period, will be included in common erea charges, and the tenant will anly be charged for amortized costs falling due
during the Lease Term. Notwithstanding the foregoing, the installation of the new rooftop HVAC Systems by
Londlord as part of Londlord’s Weork shali not be subject to reimbursement to Landlord since it is part of Landlord’s
agreed upon Landlord's Work;

(ix) Other costs os Londlord may reasonably determine are required fos the proper maintenance of the Common
Arcas and the facilities located in said Common Areas. Common Arca Charges shall also include o menagement
and/or administrative fee in an amount equal to five percent (5%) of the gross revenues from the Center in the cvent
2 third party manager is retained or three percent of the gross revenuc fom the Center if the manager is affiliated
with Landlord; and

(x) Other costs, expenses or charges, whether or not hereinbefore mentioned, wihich in accordance with
generally accepted nccounting and management principles, would be considered as an expense of owning,
managing, operating, maintaining or repairing lhe Comumon Arcas. Notwithstanding, Commeon Ares Charges shall
nol nclude those items listed in Exhibit G,

Section 7.2 — Taxes Defined,

“Real Estate Toxes™ shall mean and {ncltde all real estale taxes, assessments, special taxes, special sssessments,
personal property laxes, special service arca assessments or taxes, and other governmental impositions and charpes
of every kind and nature whatsoever (except income, franchise, capital slock, federal and state estate and inherilance
laxes and taxes based upon receipt of rentals, unless the taxes based on receipt of rentals is 8 gross tax and is enacted
in licu of Real Estate Taxes), extraordinary as well as ordinary, foreseen and unforeseen, present or future, and each
and every installment thereof which shall or may, during the Lease Term, become due and peyable or arising in
connection with, the ownership, use, occupancy, or possession of, or duc or payable oul of or for, the Center or any
part thereof. The amount of Real Estatc Taxes atisibutable to any colendor year of the Lease Term shall be the
smounl of Real Estate Taxes payable with respect to such year as opposed to those taxes which accrue or becomne a
lien during the Term, it being the express intention ofthe parties that Real Estate Taxes be passed through to Tenant
and there shall be no furlher obligation to pay Real Estate Taxes which become duc and payable after the Lease
Term. Real Esiate Toxes for any partial year shall be prorated. Tenant's abligotion for payment of Real Estate
Taxes shall survive the cxpiration or carlier terinination of the Lease Term,

Scction 7.3 — Tax Protests,
Tenant agrees thot Landlord may include in Real Estate Taxes all reasonable costs and expenses incurred by

Landiord with respect ta any effosts on the part of Landlord or Landiord's representatives lo minimize, reduce,
protest, negotime, or adjust any real estate tex bill, (ax assessment, or assessed valuation with regard to the Center
including, without limitation, the cost of appraisals, witmess fees, and altomeys' fees, not to cxceed market charges
for such work, Notwithstonding anything to the contrary contained in this Lease, in no eveat, and under no
circumstances, shall Tenant have any right to contest or protest any Real Estute Taxes or oflier laxes levied and
uysessed against the Center or the Leased Premises during the Lease Term or any cxteasion thercof,

Scction 7.4 — Personal Property Taxes.

Tenant will pay beforc delinquency ail taxes, assessments, [lcense fees and public charges Jevied, assessed or
imposed upon or measured by the vaiue of its business operation or its furniture, fixtures, leasehiold improvements,
if any, and other property at any time situated on or inslalled in the Leased Premises by Tenant. If at any time
during the Lease Term any of the foregoing are assessed as a part of the real property of which the Leased Premises
are u part, Tenant will pay to Landlord upon demand the amount of such additional taxes as may be levied apainst
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said real property by reason thereof as reasonably determined and apportioned by Landlord. Lendlord shall provide
evidence rensonably satisfactory to Tenant of its apportionment of such tnxes.

ARTICLE 8 - ADDITIONAL RENT

Section 8.1 — Estimated Payments.
From and after the Term Commencement Date, end continving thereafier throughout the Lease Tesm, Tenant shall

promptly pay to Landlord, without demand and as Rent under this Lease, 48.32% (“Pro Rate Share™) of Common
Area Charges and Real Estate Taxes in an amount to be reasoaably estimated by Landiord and o be adjusted
periodically (but nol mere than two (2) times in any twelve (12} consecutive months during the Lease Term) based
upon Landlord’s actual cost and expenses. An amoimt equai to 1/12tk of Tenant’s Pro Rata Share of Landlord’s
estimate of the current Common Aren Charges and Real Estate Taxes (“Additiona! Ren(™) shall be payable in
advance from and after the Term Commencement Date and continuing thereafler throughout the Lease Term on the
first day of each calender month and a proportionate sum for partia) months, if any, at the beginning and end of the
Lease Term. The anticipated Additional Rent for the first Lense Year shall be Five Thousand Two Hundred
Seventeen and 03/100 ($5,217.03) Dollars per month for the period between such commencement and the following
December 31st, and Tenant shall pay such Adjusiments on a monthly basis concurrently with the payment of Rent.
Notwithstanding anything contained herein to the contrary, annual increases in Controllable Comimon Area Charges
shall be capped at five (5%) percent over the previous year (“Controllable CAM Cap™). “Conlroliable Common
Aren Charges” are thosc Common Arca Charges that do not include expenses for snow and ice removal, common
utilities, and insuranice.

Section 8,2 — Recnnciliation Statement.

Tenent will continue (¢ make monthly Additional Rent payments until notified by Landlord of a change thereof. By
March 1st of cach year, Landlord will give tenant a statement showing the tota! actua] Additional Rent for the
Center for the prior calendar year and Tenant's pro rata share thereof, prorated, during the first year of the Lease
Term, from the Rent Commencement Date,

) the tota! of the Additional Rent payments which Tenant has made for the prior calendar year is less than Tenant's
actual share of such Additional Rent, then Tenant will pay the difference in one lump sum within ten (10) days after
receipt of such statement from Landlord and wil! concurrently pay the difference in monthiy payments niade in the
then calendar year and the amount of monthly paymenis which are then cafculated as monthly Additional Rent based
on the prior years® experience. Any overpayment by Tenant will be credited towards the monthly Additional Rent
next coming due or will be promptly refunded (o Tenant, at Landlord's option. The actual Additional Rent for the
prior year will be used for purposes of calculating the cstimated monthly Additional Rent for the then current yeer
wilh actual determination of such Additional Rent after each calendar year as above provided, except that in any
year in which resurfacing of the parking area or driveways or roof repair is contemplated, Landlord will be permitted
to include the anticipated cost of same as part of the estimated monthly Addilional Reat and in any year foliowing a
year during which the Center was not assessed as fully completed for real estate lax purposes, Landlord may
estimate the amount of the rcol cstate taxes on a fully assessed basis. Though the Lease Term has expired and
Tenant hus vacated the Premises, when the final determination is made of Tenant's share of seid Additional Rent for
the year in which this Lease terminates, Tenant will immediotely pay any increase due over (he estimated Additional
Rent previously puid and, conversely, any overpayment made will be immediately refunded by Landlord to Tenant.
Failure of Landlord 1o submit stalements as called for herein will not be deemed to be a waiver of Tenant's
requirement to pay suma 25 herein provided.

Tenant, upon at least ten (10) days prior wrilten notice to Landlord, sbail have the right to audit all of Landiord's
bills and records relating to thc Common Arca Charges and Real Estate Taxes, but not more than once per twelve
(12) month period. IFthe parties are unable 1o resolve any dispute a5 to the correciness of suclt Landlerd’'s Common
Area Charges statement within ninety (90) days following such notice of abjection, cither party may refer the issucs
raised (0 an independent firm of certified public nccountants selecled by ‘Tenant and rcasonably acceptable to
Landlord, ond the decision of such accountants shall be conciusively binding upon Landlord and Tenant. The fees
and expenses relating o such procedurc shatl be borne by Tenant, unless such audit reveals that Tenani’s payments
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for Common Area Charges or Reul Estate Taxes exceed Tenant’s actual Pro Rata Share of Common Area Charges
and Real Estate Taxes by more than five percent (5%), in which case Landlord shall pay all of Tenant's out of
pocket costs and expenses refating to the audit; and in no event shajl Tenant's cost of audit include transportation,
lodging or meal costs or be performed on a contingency besis. If the audit correctly ceveals that Tenent’s payments
for the Common Area Charges or Taxes were excessive, Landlord shall credit such overpayment against Rent 1o be
paid by Tenant hereunder, or, if such overpayment is discovered after the end of the Term, Landlord shall refund the
excess to Tenant logether with such statement.

Notwithstanding anything herein to the contrary, if Landlord fils to bill Tenant for any Common Asea Charges or
Real Estate Taxes within twenty-four (24) months of the date that such charges are incurred, then Tenant shall nat
be required to pay such Common Area Charges or Real Estate Taxes.

ARTICLE 9 - USE

Section 9.1 — Permitted Use,

Tenant shall use the Leased Premises for only a medical office use, including nephsology services to patients
suffering from hypertension, disbetes, kidncy disorders and end-stage renad disease and subfect to all requisite
consents by povemmental agencies, an ambulatory surgery center. Notwithstanding anything contgined in this
Lense to the contrary, Tenant shall not do or permit anything to be done in or about the Leased Premises which will:
{i) increase the existing rate of, or affect, any fire or other insurance policy for the Center of which the Leased
Premises are p part, or cause a cancellation of any insurance policy covering the Center, or any part thercof, or nny
ol its contents {and Landlord represents that, to its kanwledge, the Permitied Use shali not do so); {ii) obstruct or
interfere with the rights of other tenants or occupants of the Center; {lii) allow 1he Leased Premises 10 be used for
any unlawful purpose; (iv) cause, maintain or permit any nuisance in, on or about the Leased Presnises; (v} violate,
or cause Landlord to violate, a then existing or future excjusive, restricted, or prohibited use of any other tenant or
flic rights of any other tenant of the Center, except that Tenant may use the Leased Premises for the Permitted Use;
(i) constilute wasie in or upon the Leased Premises; (vil) violate, or cause Landlord to violate, any terms or
provisions of this Lease, or any regulations, statutes or ordinances, including, but not limited to, any zoning iaws
(and Landlord represents that, to its knowledge, ihe Permitted Use shall not do so). Tenant agrees thet it will not use
or permit ils employees, agents or invitees to use the Leased Premises for any use or purpose in violation of any
governmental law or authority and that Tenant will at its sole cost and expense promptly comply with all laws,
slotutes, ordinances and povernmental rules, reguintions and requirements row in force or which may hereafter be in
force and with the requirementa of any board of fire underwriters or other similar body now or hereafier constituted
relating to the condition, use or accupancy of the Leased Premises, exciuding changes not relating to the Pemnitied
Use. Landlord agrees that during the Lease Term and during sny Extended Term, Landiord shail not lease or permit
any portion of the Center to be occupied by any party providing nephrology services 1o patients which include a
vascuiar access conter, end-stage dialysis treatment or s home dialysis treatment propram.

Section 9,2 — Landlord Warranties.
Landlord shali ensure that on the Commencement Date the roof on the Premises will be tice from leaks. Landlord

represents and warrants to Tenant that on the Possession Date the Center and the Prenyiges, sre in compliance with
alj governmenta! or regulatory requirements (hat affect the Center, including zoning, parking and fond use those
under the Americos With Disbilities Acl ("ADA™); provided, however, Tenant will be responsible for code
compliance as it relates to Tenani’s Work (o make the Premises including ADA compliance. Landtord represents
and warranis to Tenant thai there are no exclusive use restrictions or prohibitions that {imit or conflict with Tenant's
Permiited Use. Tenont acknowledges that neither Londlord nor any agent of Lendlord has made any representation
or wacranty with respect to the Leased Premises or the suitability of the Leased Premises or the Center for the
conduct of Tenant's business, nor has Landiord agreed to underiake any modification, alteration or improvement to
the Leased Premises, except as specifically provided for in this Lease. The taking of possession of the Leased
Premises by Tenant will conciusively establish that the Leased Premiscs were at such time in salislactory condition.
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Section 9.3 — Prohibited Uses.
Notwithstanding anything contained in this Lease lo the contrary, it is specifically acknowledged and agreed by

Tenant (iat the following uses by Tenanl shall be prohibited in the Lensed Premises:

A Tenant may not display or sell merchandise or aflow carts, poriable signs, devices or any other objects Lo be
stored ar o remain outside the defined exterior walls and permanent doorways of the Leased Premises. Tenant
further agrees not {o install any exterior lighting, amplifiers or similar devices or use in or aboul the Leased Premises
any adverlising medium which may be heard or seen oulside the Leased Premisca, such as flashing lights,
scarchlights, loudspeakers, phonographs or radio broadeasts.

B. No inerchandise, equipment or services, including, but not limited to, vending machines, promotional
devices and similer items, shall be displayed, offered for sale or lease, or stored within the common sreas of the
Cenler. Notwithatanding anything coniained in this Lease to the contrary, Tenant shall not serve any food or
beverages oulside of the Leased Premises nor shall any patio aren or other outdoor seating area be created or used,
without Ihe prior written approval of Landlord, which approvel may be wilhheld in the absolute discretion af
Landlord.

C. Tenant will not do or permit anything to be done in or about the Leased Premises which will in any way
unreasonably obstruct or interfere with the rights of other enants or occupants of the building of whiclt the Leased
Premises may be a part or use or allow the Leased Premises to bs used for any unlawful purpose, nor will Tenant
cause or mainlain any nuisance in, on or about The Leased Premises. Tenont will not commil or allow ta be
committed any waste in or upon the Leased Premises. Tenant wifl keep the Leased Premises in o clean and
wholcsome condition.

D. ‘Tenant will not allow the Leased Premises to be used for a bank, ATM or loan office; family dental care;
obsletrics and gynecology, gastroenterology or Inboratory, except for routine Jaboratory scrvices performed in o
privale physician’s office. In addition to the foregoing, Tenant will not use the Leased Premises for any non-
professional office use, including, but not limiled 1o a retnil store, day care, hair salom, spa, restaurant or
enterlainment venue.

ARTICLE 10-UTILITIES

Tenant shall pay for sll water, gas, electric, heay, light, power, sewer charges, tclephone service, medical waste
removal and all other services and utililies supplied to the Leased Premises, together with any texcs thercon, each of
which shall be separalely metered tn Tenant. Tenant shall pay all clectric charges for its exterior building signs, if
any (but not the Monument Sign). Tenant shsll arrange and pay for all wtilities or services at the Leased Premiscs
used by it or its agents, employees or contractors. 1f any such utilities and/or related services are not separately
metered or assessed, or are only partially separately metered or assessed, and are used in common with other tenants
in the Center, Tenant will pay to Landlord a proporticnate share of charges for such utilitics and/or related services
as determined in the sole and ebsohute discretion of Landlord. In oddition, Tenant shall be responsible for
insnllation of separate meters for space within the Leased Premises which is sublet by Tenanl in occordance with
the terms of (his Lease, at Tenant’s sole cost and expense. Tenanl shall be responsible for contracling directly with
all suppliers of ulility services. In the event thal any charge or fee is required by the Siate of Illinois or City of
Chicago, or by any agency, subdivision or instrumentality therenf, or by any wtility company or other entity
furnishing services or utililies to the Leased Premises, as a condition precedent to farnishing or continuing to furnish
utilities or services lo the Leased Premises, such charge or fee shall be deemed tv be & ulility cliorge pnyable by
Tenant. The provisions of this paragraph shall include, but shall not be limited to, any charges or fees for present or
futurc water or sewer cnpacity to serve the Leased Premiscs, any charges for the underground installation of gas or
other utilities ar services, and other charges relating to (he extension of or change in the facilities necessary to
provide the Leased Premises with adequate ulility services. The interruption or curtsilmen of any service caused by
ony event, other than Landlord's intentional misconduct, shall not conslitute constructive eviciion and shail not
entitle Tenant Lo any nbatement of rent or any other claim against Landlord.
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ARTICLE 11 - MAINTENANCE AND REPAIRS

Section 11.1 — Lnndlord Repair Responsihility.

Landlord shall repair and maintain the exterior wails, concrete slob and footings and roof (provided that repair to the
roof membrane shall be included in Common Area Charges), any other structural components of the Center and
plumbing, pipes, elecirical witing and conduits serving the Common Areas (but not exclusively serving ihe Leased
Premises). However, if the need for such maintenance and repairs is cavsed, in part or in whole, by the act, neglect,
faull or omission of any duty by the Tenant, its agents, servants, employces or invilees, (hen Tenant shall pay to
Landlord the actual out-of-pocket cost of such maintenance, repairs or replacements, In addition, Landlord shall be
responsible for the replacement, repair and preveniative maintenance of the HVAC Systems located on the roof
{provided that guch mainlenance shal} be included in Common Area Charges). The HVAC Units fo be installed by
Landlord shall be sufficient to maintain interior temperatures between 65 degrees and 72 degrees Fahrenheit during
all weather conditions. Further, such HVAC Units shall be maintained so that such Lemperalures are maintained at
afl times during the Lease Term and any Exteaded Term. Landlord shall not be liable for any failure to make such
repairs or to perform any maintenance or replacements vnless such failure shell persist for mare than thirty (30) days
afier wrilten notice of the need for such repairs, maintenance or replacemenis is given to Landiord by Tenant, unless
un emerpency shall exist, in which case Landlord shall commence the repair promptly after receipt of notice from
Tenant. Subject lo the provisiona contained in this Lease, there shall be no sbatement of Rent, and no ligbility of
Landlord by rensos of ony injury 10, or interference with, Tenant’s business atising from the making of any repairs,
alterstions or improventents in or lo any portion of the Cenler or the Leased Premises or in or to fixtures,
appurtenances and cquipment (herein, The provisions of Lhis paragraph shail not apply in the case of damage or
destruction by fire or other casualty or & laking under the power of eminent domain. Except es expressly provided in
this Lease, Landlard shall not be obligated to make repairs, replacements or improvements of any kind in or ta the
Leased Premises, or any equipment, facilitics or fixiures contained thercin, which are the responsibility of Tenant.

In the event of an emerpency {an event threatening life, safiety or property, which requlres o repair to be made within
twenty four (24) hours (“Emergency Repairs'), Tenant may moke reasonable and necessary Emergency Repairs on
Landlord's behalf to eliminate the emergency condition, which wiil be reimbursed by Landlord within thirty (30)
days of Tenant's submission of an invoice therefor, provided that Laadiord reasonably agrees in writing to the cost,
qualily and nalure of the Emerpency Repairs made by Tenant.

Section 11.2 — Tenant Repair Respoansibility,

Tenanl shail, at Tenant's sole cost ond expense, keep the Leased Premises aad every part thereof in good condilion
and repair end maintain (excopt as otherwise specifically provided in Section 11.1 with respect lo Landlord’s
responsibilities) inctuding, without limitaticn, the mainlenance, replacement and repair of any interior walls, metal
storefront, signape, floors, ceilings, plate plass, partilions, doors, doorways, locks, window casements, fixtures,
glazing, ptumbing, pipes, electrical wiring snd conduils serving the Leased Premises, as welt as all lighting and
plumbing fixtures ond syslems, life safety sysiems, and sll electrical and fire protection systems installed by Tenant
or serving the Leased Premises and including spoce around ducls, pipes, venis or otber parts of the HVAC Systems
and plunbing systems which protrude through the roof of the Leased Premises and equipment and appurtenances
thereto, Notwithslanding anything cantained herein to the contrary, Tenant shatl, at Tenant's sole cost and expense,
(except as otherwise specifically provided in Section L1, 1 with respect lo Landlord’s responsibilities) repoir the
heating, venlilating and air-condilioning systeing (collectively “"HVAC Systems"), provided Tenanl must cnpage
Landlord's HVAC contracior or obtain Lendlord's written approval for an alternate contractor, which approval shail
not be unrensonsbly withheld. Any damage to the Leased Premises or adjucent premises cavsed by Tenant's use of
the Leased Premises shafl be immediately repaired by Tenant, to Landlord'’s satisfaction, at the sole cost and
expense of Tensnt. If Tcnant refuses or neglects lo commence and to complete any or all of the repairs,
replicements or maintenonce required under this Lease promplly and adequately, Landlord may, afler notice to
Tenant, but shall not be required Lo, meke and complete said repairs and Tenant shall pay the cosl thereof, together
with a ten percent (10%) administrative expense, to Landlord, upon demand, as additional rent under this Lease.
Without Hmiting Tenant’s repair responsibilitics or any other obligation under this Lease, Tenant shall install and
meinigin hair traps, filters and ather screening devices and any other devices required by applicable codes and
ordinances lo prevent clogging pipes or plumbing or any dainage lo pipes and plumbing. No representalions or
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warrnnties respecting the condition of the Leased Premises, or the Center have been made by Landlord to Tenant
except as specificaily set forth in this Lease. Tenant shail provide Landlord with five (5) days prior written notice of
any non-siructural maintenance, replacement or repair (o the Leased Premises as provided above, including without
limitalion, the mechanical, clectrical or plumbing systems and HVAC Systems, whose costs shall exceed $5,000
(“Repanir Notice™) und Tenant shali not perform said work without the prior weritten consent of Landlord, which
consent shall not be unreasonably withheld or delayed. Notwithstanding anything contained herein to the conlirary,
Tenant shall not perform any structural repair, replacement or maintenance to the Center or the Leased Premises
inciuding without limitation the roof, foundation or exterior walls, without the prior written consent of Landlord
which consent may be withheld or delayed in Landlord’s absolute discretion. All repairs made or performed by
Tenant pusrsuent to this Section 11.2 shall be performed in accordance with Article 12 below.

Seciion 11,3 — Condition Upon Expiration of Lease Term,

Upon the sxpimiion or earlier termination of this Lease, Tenant will surrender the Leaged Premises broom clesn,
ordinary wear and teor and loss by fire or other casualty or condemnation excepted.

ARTICLE 12 - ALTERATIONS AND ADDITIONS

Section 12.1 — Landlord Aiterations and Addi s

Landlord hereby reserves the right, at any time and from time o time, o make changes, alicralions or additions to
the Center, its parking lot and other Common Arcas, including, but not limited to, construction of additional
buildings and improvements, or to change the size, shape or dimensions of the Center, Landlord slso reserves the
right, fFom time to time, to construct other buildings, siructures, kiosks or improvements, including, but not limited
to temporary scaffolds and other ajds 1o construction. Landiord shall not unrensonably cbstruct or impede access to
or the use of the Leased Premises or the parking orea or reduce the number of parking spaces aveilable to Tenant. If
as a result of Landlord's changes, elterations or additions to the Cenler, tha rentable square footage of the Center is
permanently increased, then from and afier the date of such incresss, Tenants Pro Rata Share shail be
proportionately adjusted.

Prior to lhe Term Commencement Datc, Lendlord will complete “Landlord’s Work" as described in Exhibit E to
Tenant's reasonable smisfaction. Tenant will notify Landlord at least thirty {30} days prior to completion of
Tenant's Work as described in Exhibit D and will cooperate with Landlord in the installation of the replacement
rooflop HVAC units as described in Exhibil E which will occur afler Tenant has completed all necessary HVAC
distribution systems installation.

Section 12.2 — Tenant Alterations and Additions,

Exeept as otherwisc specifically provided in this Lease, Tenant shall nol, at any time during the Lease Term, make
sny aiterations, decorations, additions, or improvements to Ihe Leased Premises {cach, an “Altesation” and
collectively, “Alterations™) {1) in excess of 35,000 for any one Alteration, (2) in excess of §10,000 in any period of
twelve (12) consecutive months during the Lease Term, or (3) which affect the structural components or giectrical,
plumbing or life safety systems servicing the Leased Premises, the HVAC Systems or the roof or fecade of the
Leased Premises, without Landlord's prior writien consent, which consent (o interior non-siructueat Alterationa shail
not be unressonably withheld, but consent to exterior or structural Alterations may be withheld or delayed by
Landlord, in ils sole and absolute discration unless Tenant agrees to eddress any reasonable concerns mised by
Landlord in which case such consent shall not be unrcasonably withheld. In the event that Landlord consents to the
performance of any such Alterations, Landlord may impose on Tenant whatever requirements or conditions
Landlord may ressonably deem appropriale in connection with the performance of such Alterations (e.g. insurance,
performsnce bond, lien waivers, plans and specifications, use of licensed contraclor, permiis and licenses).

Sectipn 12.3 — Prior Notice to Landlord,

No Alterations to the Leased Premiscs for which Landlord’a consent isrequired shall be commenced by Tenant until
Tenant has furnished Landlord with final plans and specifienations for Landicrd's approval and a sutisfactory
certificate or certificates from an insurance company evidencing workmen's compensation coverage, buitders risk
insurance in amounts acceplable (o Landlord, and insurance coverage protecting Landiord against public liability
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and property damage 10 any person or property, on or off the Lensed Premises, arising out of and during the making
of such Alerations in nccordance with Exhibit D of Ihis Lease. Any Alierations by Tenent hereunder shell be
perlornied in accordance with Exhibit D and (i) in a lien free, good and workmanlike manner by licensed and
bonded contraclors, (ii) in compliance with cll applicable governmentat laws, stalutes, ordinances or reguletions, and
(iii) in a manner which does not (a) weaken or impair the vatue of the Center or (b) void any warranty applying to
the Center,

Section 12.4 — No Liens.

Tenaat shatl not cause or permit any mechanic’s lien 1o be filed against the Leased Premlses or Center by reason of,
or due to, or as a result of, any work, labor, services, or materials performed at, or furnished to, the Leased Premises,
by, or on behalf of, the Tenant, of to anyone holding the Leased Premises through or under Tenant. If any such
mechanic's lien shall at any time be filed, Tenant shall immediately couse the same to be discharged of record by
payment, bond, order of a court of competent jurisdiction or otherwise; provided, however, that Tenant shall have
the right to contest any and ali such liens provided the Superior Mortgagee consents to such costest and evidence of
security which is rcasonably satisfactory to Landtord and the Superior Mortgagee, is delivered to Landlord and
Tenant ditigently pursues the dismissal of such lien. Tenant shall cause such lien to be dismissed within sixty (60)
days from the fling date of said lien. Subject to the immediately preceding scntence, in the event that Tensnt fails
to cause any such Hien to be discharged wilthin sixty (60} days afer being notified of the filing thercof and before
judgment or sale thereunder, then, in addition to any other right or remedy of Landlord, Landlord may, but shall not
be obligated to, discharge the saine by paying the amount claimed to be due, or by bonding or other procceding
reasonably deemed appropriate by Landlord, and the amount so paid by Landlord, together with all costs and
expenses (including, but not limited ta, ressonable atlomey’s fees), reasonably Incurred by Landiord in procuring
the discharge of such lien, shalt be decmed 10 be Additional Rent and shall immedialely become due and payabie by
Tenant to Landlord on the first day of the aext fo)lowing month. If requested by Landlord, Tenant shall execute and
return any undertaking or indemnity in favor of a title company required by said litle company in order 1o issue
extended title coverage (including, but not limited (o, any exiended coverage for possible mechanic’s liens caused
by Tenant) to any of Landlord’s lenders or to any third party buyer of the Center and/or such buyer’s lender.
Landiord shall also causc the Guarantor, if any, to execute and return gaid indemnity and/or undertaking.

ARTICLE 13 - INDEMNITY AND RELFASE

Section 13.1 - Indemnity.
Tenent shall. and does hereby, indemnify, proteet, defend and hold harmless Landlord and Landlord’s morstgagee

and their respective members, managers, parmers, shareholders, officers, agents and employees {collectively, the
“Indemnified Parties™) from and against any and all claims, damages, liahililics, obiigalioos, losses, causes of action,
costs and expenses (inctuding, but not limited io, atlomeys' fees and court costs} (coliectively, the “Claims™)
suffered or incurred by any or all of the lndemnificd Parties and arising from or as a resuit of (x} Tenanl’s or
Tenant's officers, agents, contractors, employces, guesls, or invitees use of the Leased Premises and/or Center, or
from the conduct of Tenant's business, or from any activity, work, or other things done, permitted or suffered by the
Tenant in or about the Leased Premises and/or Center; (y) any breach or default in the performance of eay cbligation
on Tenant’s pari lo be performed under Ihe terms of this Lease; or (z} any wrongiul act or negligence of Tenant, or
any officer, agent, contractor, enployee, guest or invilee of Tenant. In the event any action or proceeding is brought
against eny or all of the Indemnified Partics by reason of {x), (¥} or (z) above, then Tenant, upon aolice from any
Indemnified Partics, shall defend the same at Tenant's expense hy counsel rensonably satisfaclory to Landlord.
Tenant, aa 3 material part of the consideration 1o Landlord, hereby assumes all risk of damage to property or injury
to persons in, upon or about the Lensed Premises and/or Center from any cause other than Landlord’s gross
negligence or inlenlional misconduct, and Tenant hereby waives all claims in respect thereof against Landlord.
Tenant shall give prompt nolice 10 Landiord in case of casualty or rccidents in or about the Leased Premises. The
insurance that Tenant is required to carry pursuant to Aslicle 15 af this Lease shall include coverage of the foregoing
contractual indemnity.

Landlord sholl. and does hereby, indemnify, protect, defend and hold harmless Tenunt and Tenant’s members,
managers, pariners, sharcholders, officers, agents and employees (collectively, the "“Tenant Indemnified Partics”)
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from and against ony and all Claims suffered or incurred by ony or ali of the Tenant Indemnified Parties and arising
from or g5 a result of (a) any uncured breach or default in the performance of any obligation on Landlord's part to be
performed under the terms of 1his Lease; or (b) any wrongful act of Landiord, or any officer, agent, contractor,
employee, guest or invitee of Landlord, but only to the extent attribulable to such wrongful act. In the event any
action or proceeding is brought against any or all of the Tenant Indemniffed Parties by reason of (a) or (b) above,
then Landlord, upon notice from any Tenant indemnified Parties, shall defend the same pursuant to Landlord’s
insurance.

Section 13.2 -~ Hold Harmless,

Except for the negligence or intentional acts of Landlord, Landiord will not be linbic for injury or damage which
may be suslained by the person, goods, warcs, merchandise or property of Tenant, ils employees, invitees or
customers, caused by or resulting from fire, steam, electricity, gas, water or rain, which may ieak or flow from or
into any parl of the Leased Premises, or from the breakage, leakage, obstruction or other defects of the pipes,
sprinklers, wires, appliances, plumbing, air conditioning or lighting fixtures, whether the damage or injury results
from conditions arising upon the Leased Premises or upon other portions of the Center of which the Leased
Premises are a part, or from ony other source without distinction as to the person whose oct or negiect was
responsible for the damage and whether the damage was due to any of the acts specifically enumerated above, or
from any other thing or circumstance, whether of 1 like nature or of o wholly different nature, the parlies agreeing (0
look Io insurance for coverage over said damages and fosses.

ARTICLE 14 - ENVIRONMENTAL

Section 14.1 ~ Environmental Definitions,

“Environmental Laws” shall mean and include all federal, state end focal statutes, ordinances, repulations ond rules
in effect and ns amended fom time to time relating to environmental quality, health, safety, contamination and
cleanup, including, without limilation, the Cican Air Act, 42 U.S.C. Section 7401 et seq.; the Clean Water Act, 33
U.S.C. Section 1251 et seq., and the Water Quallty Act of 1987; the Federal Insecticide, Fungicide, and Rodenticide
Act (“FIFRA™), 7 US.C. Section 136 et seq.; the Marine Protection, Research, and Sanctuaries Act, 33 US.C.
Section 1401 et seq.; the National Environmental Policy Act, 42 U.5.C. Section 4321 et seq.; the Noise Controf Act,
42 U.S.C. Seclion 4901 et seq.: lhe Occupational Safety and Heslth Act, 29 U.S.C. Scction 651 et seq.; Ibe Resource
Conservation and Recovery Act (*RCRA"), 42 11.5.C. Section 6901 el seq., as amended by the Hazardous and Solid
Waste Amendments of 1984; the Sefe Drinking Water Act, 42 1.5.C. Section 300f et seq.; the Comprehensive
Environmenial Respanss, Compensation and Lisbility Act ("CERCLA"), 42 US.C. Section 9601 et seq., as
amended by the Superfund Amendments and Renuthorization Act, the Emergency lanning and Community Righl-
1o-Know Act, and (he Radon Gas and Indoor Air Quality Research Act; the Toxic Substances Control Act
(“TSCA™), 15 U.8.C. Scclion 2601 et seq.; the Atomic Encrgy Act, 42 U.S.C. Seclion 20k et seq., and (ke Nuclear
Waste Policy Act of 1982, 42 U.S.C. Section 10101 et seq.; and the Environmental Proleclion Act of iHlinois
(“IEPA”), THI. Rev. Stal. ch. 111 1/2, para, 1001 et seq., and state and Iocal superlien and environmental statutes and
ordinances, with impiementing regulations, rules and guidelines, gs any of the foregoing may be amended from time
to time. Enviconmental Laws shali atso include all stale, regional, county, municipa, and other local laws,
reguintions, and ordinances insofar as they are equivalent or similer to the applicable federal lews recited above or
purport to regulate Hazardous Materials (as hereinafter defined).

As used herein, the term “Hazardous Substance” means (i) any “hazardous substance” defined in the Comprehensive
Envirenmenlal Response Compensation and Liability Act, 42, U.S.C. Sec. 9601 et seq., os amended, (“CERCLA"),
(if) petroleum, petroleum prodicts, ngtural gas, naturnl gas liquids, lique fied natural gas, or synthetic gas, or (iii) any
other substance or material that is deemed |0 be hazardous, dangerous, toxic or a pollwant under any federal, stalc or
focal taw.

Section 14.2 — Environmental Compliance.

During thc Lease Term, Tenant shall comply at its sole cost and expense with all Environmental Laws in the
disposal, storage, treatment, Iransport, hendling, and managemeat of any Hazardous Materials on the Lensed
Premises, or the Center.  Provided, however, Tenant shail not take any action Ibat would subject the Leased
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Premises, or the Center Lo the permit sequirementa under RCRA for storage, treatment or disposal of Hnzardoua
Materials without Landlord's prior written consent, which may be withheld in ils sole discretion. Tenant shall not
dispose of Hazardous Materials in dumpsters provided by Landlord for tenant use, and Tenant shali not discharge
Hazardous Materials into drains or sewers located on the Leased Premiscs, or the Center. Further, Tenant shall not
cause or allow the Release of any Hazardous Materinls on, o or from the Leased Premises, or the Center, and
Tenont sholi arrange at its sole cost and expense for the lowful transportation and off-site disposal of “medical
waste” al permitted landfills or other permitied disposal facilities in accordance with all applicable Environmental
Laws, I Tenants management of Hazardous Materiala at the Leased Premiscs, or the Ceonter (i) gives rise 1o
liability or to a Claim under any Environmenta! Law, or any common law theory of tort or otherwise, (ii) causes o
threat to, or cndangers, the public lteaitlt, or (fi) creates a nuisance or trespass, Tenant shall, at its sole cost and
expense, promptly take all applicable action in response 50 as 1o coniply with all applicable Environmental Laws
and eliminate or avoid any linbility claim with respect thereto. Notwithstanding any provision of this Article 14 to
the contrary, Tenant shall have the right (o use small quantitics of Hazardous Materials for medical or cleaning
purpases, provided that any such usc complics with all applicable Environmental Laws.

Sectlon 14.3 —~ Environmental Indemnity,

Notwithstanding anything contained in this Lease to the contrary, Tenant shalt reimburse, defend, indemnify and
lrold Landlard, snd its beneficiaries, officers, directors, shercholders, members, managers, cmpioyees, and agents,
fres and ltarmless from and agoinst any snd all Claims, response costa, losses, liabilitics, damages, costs, and
expenses, including, without limitation, loss of rental income, loss due to business interruption, and reasonable
autorneys’ fees and costs, arising out of or in any way connected with Tengnt's management or release of Hazardous
Materials on, to or from the Leased Premised or the Center.

Landlord, to the best of its knowledge as disclosed to Tenant in the Phase I Environmental Assessment prepared by
Noble & Associates, Inc. dated October 31, 2006 and the Phase II Subsusfice Investigation Report prepered by
Pioncer Environmental Services, LLC dated July 10, 2015, represents and warmrants to Tenant that as of the
Possession Dale the Leased Premises and the Center complies with all Environmental Laws. Landlord shall
reimburae, defend, indemnify and hold Tenant, and ils beneficiarics, officers, dircctors, sharcholders, members,
inanagers, employees, and agents, free and harmiess from and ageinst any and all Claims, response costs, losses,
linbilities, damages, costs, and expenses, including, without limitation, loss of rental income, loss due to business
interruption, and reasonable attorneys' fees and costs, arising out of or in any way connected with preexisting
environmenial conditians and violations of Environmental Laws at the Center unless caused by Tenont,

ARTICLE 15 - INSURANCE

Scction 15.1 — Insurance Limits.

Tenant will, at Tenant's expense, obtain and kesp in Jorce during the term of this Lease a policy of commereial
general liability insurance insuring Tenant (and Landlord as an additional insured), ngainst any linbility for injury or
death arising out of the ownership, use, occupancy or mamtcnance of the Leased Premises and all areas appurtenant
thereto with a combined singlc limit of not less than $1,000,000 for badily injury, death or peoperty demage and
medieai expenses In an amount not less than $5,000.00 per person, per accident. Tenant mey, at its oplion, obtain an
umbrella liability policy sufficient to provide aggregate peneral liability insurance in an amount not fess than
$3,000,000, provided that said insurance will have a landlord's protcctive liabifity endorsement attached thereto.
‘Fenant shall also obtain Workers' Compensation Insurance in amounts required by applicabie laws, statutes,
regulations and ordinances and employer’s lability insurance covering all persons employed in connection with any
work conducled on or about the Leased Premises with limits of not less than $100,000 cach accident, $500,000
discose policy limil, and $100,000 disease per employee, and olher insurance as required by any Employee Benefit
Acl or other applicable statute. In addition, Tenant shall obtoin other emounts of inaurance coverage and types of
insurance coverage which at the time are commonly obtained in the case of property similar to the Leased Premises
in the Chicago Metropolitan Aren as repsonably determined by Landlord. Al Tenant policies shall be writicn as
primary policies not contributing with and not in excess of Landlord’s coverage.
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Section 15.2 — Builder’s Risk.

Before any alterations, additions, improvements or construction are undertaken, Tenant shall cerry and maintain, ot
its expense, and Tensnt shall require any contractor performing work on the Leascd Premises to cuiry and maintain,
at no expense to Landlord, in addition to worker's compensation insurance as required by the jurisdiction in which
the Center is located, All-Risk Builder's Risk Insurance in the emount of 100% of the replacement cost of the
Tenant’s Work including the proposed alteration. In no event will Tenant allow a contracior to perform work with
Iess then $500,000 of Builder’s Risk lnsurance.

Section 15.3 — Proof of Insurance,

Tenant will deliver to Landlord, prior to execution of this Lease, cerlificates cvidencing the existence and amounts
of such insurancc with loss payable clouses ressonably satisfactory to Landlord. No policy will be canceiable or
subject to reduction of coverage except upon not less than thirty (30) days' prier written notice to Landiord. All
insurance shail be issued by companics licensed (o do business in [llinois and rated by Best’s Insurance Reports not
lesy than A-/VIIL. If Tenant fails to procure and maintain soid insurance, Landlerd may, after notice to Tenant, but
will nat be required 1o, procure and maintain same, but at the expense of Tenant. In such event, Tenant wili
reimburse Landlord for the cost of such insurance upon demand wilh interest at the Lease Interest Rate (defined
below). Insurance required hereunder will be in companics reasonably scceplable to Landiord.

Scction 15.4 — Waiver of Subrogation,

Landlord and Tenant hereby mutunlly waive their respeclive rights of recovery against each ofher for any loss
compensated for by fire, extended coverage and other property insurance policics existing for the benefit of the
respective parlies. Each party will apply to its insurer to obtain said waivers and will secure any special
endorsements if required by its insurer ta comply with the provisions of Article 15.

ARTICLE 16 - DAMAGE OR DESTRUCTION

Section 16.1 — Insured Loss,
In the event the Leased Premiscs are damaged by fire, or other perils covered by extended coverage insurance, to an

extent which is less than fiRty (509) percent of the cost of replacement of the Leased Premises, the damage will be
repaired by Landlord, at Lendlord's expense, witlhin ninety (90) days thereafier. In the event of any such damage
and if (i} Landlord is not required to repair as hereinabove provided or (ii) the Leased Premises will be damaged to
the extent of fifty (50%) percent or more of the cost of replacement, or (iki) the Center is damaged by more than
twenty-five (25%) percent of thie aggregate cost of replacement, Landlord may elect either to repuir or rebuild the
Leased Premises or the Center or to lerminate this Lease upon giving notice of such election in writing to Tenant
within sixty (60) doys after the occurrence of the event causing the lass, 1f the Leased Premises are untenantable in
whale or in part as a result of a casualty, there will be an abatement of the Minimum Rent in the proportion that the
untenantable space bears to the totol nrea of the Leased Premises, as reasonably calculated by Landlord, from the
date of domsge until the date Landlord completes its work. 1Fthe damape is due to the fault or neglect of Tenent, its
agents or empioyees, there will be no abatement of Rent. In the event the damage referred to in (iii) above does not
affect the Leased Premises, this Lease shall remein in full force and cficet and Landlord shall remove the domaged
portion of the Ceater in compliance with spplicable codes.

Scction 16.2 — Uninsured Loss.

In the event the Leased Premises or the Center are damaged as a result of any cause other than the perils covered by
fire and extended coverage insurance or if the proceeds of insurance received by Landlord arc insufficient, in
Landiord's judgment, to defray the costs of repair and restoration, thea Landlord will have the option to cither (i)
repeir or restors sttch damage, this Lease continuing in full force and effect but the Minimum Rent and Additionsl
Rent (o be proportionately reduced as stated above in Section 16.1, or (ii) give notice to Teoant at any time within
sixty (60) days after such damsge, terminating this Lense as of the date of such damage. In the event of giving such
notice, this Lease will expire and all interest of Tenam in the Leased Premiscs will termingte on the date so specified
in such notice ond the Minimum Rent, reduced by a proportionate reduction as above stated, will be psid to the date
of such tcrntination.
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Scction 16.3 ~ Landinrd Duty.

Notwithstanding anything to the contrary herein set forth: (a) Landlord shail have no duty to repair o to restore any
portion of the alterntions, additions or improvemenis owned or made by Tenant in thc Leased Premises; (b)
Landlord shall have no duly to expend (or any repair or restoration in excess of insurance proceeds available for
repair or restorstion and paid to Landlord so long as Landlord has maintained at the time of the casualty full
replacement cost coverage; (¢) Landlord at all times sholl bz entitied to all insurance proceeds; {d) Landlord’s lender
or mortpagee shail be entitled (o all insurance proceeds if such mortgagee or lender has the right to obtain, keep or
apply such proceeds against any outstending debt owed by Landlord to said mortgagee or lender, provided Landtord
has used reasonable efforts to cause such lender to apply the insurence proceeds available for repair snd restoration
to the repair or restoration ofthe Leased Premises; or () Landlord shail have no duty to repair and restare hereunder
ifthe damage from casually occurs during the last twelve {12) months of the Lease Term.

ARTICLE 17~ CONDEMNATION

If twenty-five percent {25%) or more of the Leased Premises will be taken or appropriated by any public or quasi-
public authority under the power of eminent domain, cither party hereto will have the right, at its option, within sixty
(60) days after such taking or appropriation, to terminate this Lease upon thirty {30) days written notice to the other.
If any part of the Leased Premises are so taken {and neither party elects to terminate a5 herein provided), the
Minimum Rent and Additional Rent thereafter to be paid will be equitably reduced, aa reasonably deteymined by
Landlord and Tenant. In the event ofany taking or appropriation whatsoever, Landlord shall be entitled (o any and
all awards, judgments or sctilements which moy be given and Tenant hereby assigns o Landlord all ofits right, title
and interest in any such eward, judgment or seftlement and Tenant shall have na claim against Landlord for the
value of any unexpired portion of the Lease Termt. Landlord soicly shell have the right to prosecute claims in any
condemnation proceedings. Tenant may seek an award relating to its moving expenses, and for Tenant’s Work and
personal property; provided, however, in no event shail Tenant be entitled to seck such awards if the grantiag of
such award would aerve to reduce or diminish Lundlord’s award. Tenant shall have no claim against Landlord for
the value of any unexpired portion of the Lease Term, In no event shali Tenant pursue a claim for the loss of ils
ieaseliold estate.

ARTICLE 18 - ASSIGNMENT AND SUBLETTING

Tenont witl not assign, mortgage or otherwise encumber all or any part of Tenant's interest in this Lease or in the
Leased Premises, and will not sublet all or any part of the Leased Premises, withoul the prior written consent of
Landlord in each instance, not to be unreasonably witliheid, Any attempted assignment, transfer, marlpage,
encumbrance or sublelting without such consent will be wholly void, No subletting or sssignment, even with the
congent of Landlord, will relieve Tenant of its obtigations to pay Rent and to perform oll of the other obligations to
be performed by Tenant hereunder, The acceptance of Rent by Landlord from any other person will nol be deemed
to be a waiver by Landlord of any provision of thls Lease or to be cansent to any essigninent or sublelting. Congent
to one assignnent or subletting will not be deemed to constitule consent 10 any subsequen( assignment or subletling.
Landlord‘s consent to an assignment or sublease shall not be unreasonably withheld, n granting or denying any
such consent, in addition to other factors, Landinrd shail not be deemed Lo have enrensonably withheld its consent
should Landlord take into consideration the following non-exhaustive list of factors: (i) the business reputation,
financiol condition, and credit worthiness of the proposed transferee, subtenant or assipnes; (ii) ony required
alterntion of the Leased Premises; (iii) the intended use of the Leased Premisey by the proposed transferee, subtenant
or assignee; and (iv) any other ressonable fctors which Landlord shall deem relevant. Tenant shall provide
Landiord with at least thirty (30) days prior written notice of ey proposed dasignment, sublease or other transfer
together with financin!l stotements f{or the proposed assipnee or sublessee. Any sssignment, subletting, use,
hypathecation. inorigage, occupancy, use, transfer or encumbrance of thia Lease or the Leased Premises without
Landlard's prior written consent sholi be of no effect and shall constitute a default heveunder. Tenant shell poy to
Landlord a $500 assigninent fee plus any sctual out aof pocket cogts (including attorney's fees) incurred by Landlord
in order for Landlord to review any request for permission 1o ossign or sublease.
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Notwithstonding enything set forth herein to the conlrary, so long as Tenanl is nol then in default under this Lease
beyand any applicable notice and cure periods, Tenant sholl have the right to assign this Lease or lo sublet all or any
porstion of the Premises without Landlord's consent, (i) o any perent, subsidiary, or corporote affiliate of Tenant
with so long as Tenant remeins liable under the Lease; {ii) in connection with 2 merger or consolidation, or by any
operation of law, or pursuant to the sale of all or substantially all of Tenant’s assels; or (jii} to any corporation or
other entity which acquires fifty percent (50%) or more of the issued and outstapding voting stock of Tenant. Each
of the foregoing circumsiances miay be referred to herein as a "Pennitted Transfer”. In any of the foregoing
circumstances (i) through (i), Tenant shall give Landlord notice of such assignment or subletting fifteen {15) days
prior to the cffective date of such nssignment or subletting and in tlxe event of an assigrment, the assignee shall
assume all of Tenant’s obligations under this Leage. The foregoing shall not be deemed a release of Tenant's
liability with regard to any obligations that bave accrued under this Lease prior fo the effective date of such
assignment. The foregoing shall not be deemed to permit 2 gecond such assignment without first obtaining
Landlord’s wrilten consent as sct forth above,

ARTICLE 19 - SUBORDINATION AND ATTORNMENT

Section 19.1 — Subordination,
Subject to receipt of a commercially reasonable non-disturbance agreement, this Lease will be subordinate to all

ground or underlying leases which now exist or may hiereafler be executed affectIng the Leased Premises or the land
upon which the Leased Premises are situated or both, to all declarations of covenants, easements snd/or restrictions
or amendmenty or modifications thereof copies of which have been delivered to Tenant prior to the execution of this
Lease (“Restrictions"), pravided that such Restrictions do not adversely nffect the use or occupancy of the Leased
Premises or the Center, and to the lien of any mortgages or deeds of trust in any amount or amounts whalsocver now
ot hereafter piaced on or zgainst the land ar improvenents or either thersof, of which the Leased Premises are a pan,
or on or against Landlord's interesis or estate therein, or on or against any ground or underlying leases. Tenant
agrees Lo execute any commercially reasonable instruments which mey be requested or required to evidence such
subordination provided that such further instruments provide for an obligation by the lessor or mortgagee o assume
the Landlord's obligations this Leasc if such morigagee succeeds o the interest of Landlord agrees not to disturb
Tenant's interest in the Leased Premises under this Lease and agrees not lo innke Tenant a party to any foreclosure
litigation so long as Tenant is not a necessary parly to such litigalion. Notwithstanding, contempornnecusty with the
execufion of this Lease, Londlord shall cause Landlord’s lender to enter info a commercially reasonably
subordination, non-disturbance and attornment agreement, the form of which is as approved by Landlord's lender.

Ifany mortgagee, trusiee or ground lessor will elect Lo have this Lease prior to the lien of ils mortgage, deed of trust
or grounnd lesse, aod will pive written notice thereof (o Tenant, this Leave will be deemed prior 1o such mortgage,
deed of trust or ground lease, whether this Lease is dated prior or subsequent to the date of said mortgage, deed of
Irust or ground lease or the daie of the recording thereof,

Section 19.2 - Dellyery of Apreement,

Tenant shall execute, acknowledge and deliver with ten (10} business days of a request fom Landlord any
commercially reazsonsble instrument that Landlord, the lessar under any current or foture ground lease, or the holder
ofany current or future mortgage (or their respective successors-in-interest), may request in order to evidence such
subordination.

Scction 19.3 — Attornment,
in the event any proceedings are brought for default under any ground ot underlying lease or in the event of

foreclosure under any mortgnge or deed of trust covering the Leased Premises, and such morigagee becomes
possessed of the Leased Premises, then, conditioned on the morigagee's (or purchaser at the foreclusure sale)
entering info & non-disturbegce agreement with Tenant in commercially reasonuble form, Lendlord and Tenant
agrees that Tenant shall be obligated to such mortgagee to pay to it the Rent and to therealler comply wilh all the
terms of this Lease; and if any mortgagee or purchaser at a private or public sale shaft become possessed of the
Leased Premises, Tenant shall, without charge, attom to such mortgagee or purchascr as ils londlord under the
Lease.
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Scction 19.4 ~ Quiet Enjoyment.

Upon Tenant paying the Rent reserved herein and observing and performing all of the provisions on Tenant's part lo
be observed and performed hereuder, Tenant will have quiet enjoyment of the Leased Premises during the entire
term of this Lease.

ARTICLE 20 - DEFAULT

Section 20,1 - Tenant Default,

The occurrence of any of the following wiil constitute a default and breach of this Lease by Tenant:

A, Any hilure by Tenant to pay the rent or any other inonetary sums required to be paid hercunder where such
failure continues for seven (7) busincss days after written notice thereof by Landlord to Tenant:

B. The abandonmenl of the Leased Premises by Tenant, except in the case of remodeling, holidays or due to
Force Majeure, and except if Tenent delivers to Londiord prior written notice of the same ond otherwise timely
performs all ol its obligations under this Leasc;

c. A fhilure by Tenant to observe or perform any olher provision of this Lease to be observed or performed by
Tepant, where such feilure continues for thirty (30) days afler written notice thereof by Landlord to Tenant,
provided, however, that if ihe nature of the default is such that the same cannot reasonably be cured within said
thirty (30) day period, Tenant will not be in defoult if Tenant will within such period commence such cure and
(hereafier diligently and continuously prosecute the same to completion;

D. The meking by Tenant of any peneral sssignment or general asrangement Jor the benefit of creditors, the
Kiling by or against Tenant of a petition to have Tenant adjudged  bankrupt or of a petition for reorganization or
arrangement under any law relating to bankruptey (unless, in the case of a petitlon filed against Tenant, the same is
dismissed within sixty (60) days): the appointment of 5 trustec or receiver to take possession of substantially al) of
Tenant's assets located at the Lensed Premises provided possession is not restored to Tenant within sixty (60) days;
or (e atlachment, execution or other judicial seizure of substantially all of Tcnant's assels located af the Leased
Premises or of Tenant's interest in this Lease, where such selzure is not discharged within sixty (60) days; or

E. If Tenasat shall falsify any report or statement required to be furnished to Landlord under the terms of this
Lease.

Section 20.2 ~ Landlord Remedics.
In the event of any such default or breach by Tenant, Landiord may at any time thereafter; in addition to any riglt or
remedy at law or in equity which Landlord may huve by reason of such default or breach:

A, Terminate this Lease and Tenant's right of possession to the Leased Premises, and recover all damages lo
which Landlord is entitled under law, speeifically inciuding, without limitation, Rent for the balance of the term, less
the fair reninl vajue of the Premises for the balance of the Lease Torm, afl Landlord’s reasonable expenses of
relelling (including rcpairs, allerations, improvements, additions, decorations, legal fees and brokerape
comrmissions); or

B. Terminate Tenant's right of possession to the Leased Premises without terminating this Lease, in which
event Landlord sholi use reasonable efforts to relet the Leased Premises, or any part thereof for the account of
Tenant. for such rent and term and upon such terms and conditions as are reasonably ecceptable to Landlord. For
purposes of such releiting, Landlord is autherized to decorate, repair, aller and improve the Leased Premises to (he
extent rensonably necessacy. 1f the Leased Premises are relet and s sufficient sum not be realized therefrom after
payment of ai]l Landlord’s reasonable expenses of reletting (including repairs, alterations, improvements, additions,
decorations, legel fees and brokerage comniissions) to satisfy the payment when due of rent reserved under this
Lease for each such monthly period, or if, ziter Landlord attempts to mitigatc its domages, the Leased Premises have
not been rclet, Tenant will pay any such dcficiency monthly. Londlord may file suit 1o recover any sums due to
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Landlord hereunder amount due Landlord hercunder will not be a defense to any subsequent zction brought for any
amount not theretofore reduced to judpment in faver of Landlord. In the event Landlerd elecls, pursuant to this
section, to terminate Tenant's right of pussession only witliout terminating this Lease, Landlord may, at Landlord's
option, with process of law, enter into the Leased Premises, remove Tenant's signs and other evidences of tenancy,
and take and hold possession thereof: provided, such action will not terminate this Lease or release Tenant, in whole
or in part, from Tenant’s obligation to pay the rent reserved hercunder for the tenn hereof or fom any other
obligation of Tenant under this Lease. Any and all property which inay be removed from the Leased I'remises by
Landlord pursuant to the authority of the Lease or of law, ta which Tenant is or may be entitled, may be handled,
reinaved or slored by Landlord at the risk, cost and expense of Tenant, and Landlord will in no event be responsible
for the value, preservation or safckeeping thereof Tenant will pay to the Landlord. upon demand, any and all
reasonable expenses incurred in such removal, including reasonable slorage chiarges against such property so long as
the same will be in Landlord’s possession or under Landlord's control. Landlord's rights and remedics contained
under this Lease are cumulative, and Landlord may pursue any and zil rights and remedies whether at the same time
or otherwige,

Section 20,3 — Landlord Defautt.

Landlord will not be in defauit uniess Landlord or Landlord's sgent, assign or successor in interest fails to perform
obligations required of Landlord within 2 reasonable Lime, but in no event later than thirty (30) days after writicn
notice by Tenant to Landlord and to the holder of any mortgage or deed of trust covering the Lensed Premises whose
name and address will have theretofore been fumighed to Tenant in writing, specifying wherein Landlord has failed
to perform such obligations; provided that if the nature of Londlord's obligntion is such that more than thirty (30)
days are required [or performance, then Landlord will not be in default if Landlord conimences performance within
such thirty (30) day period and therealler diligently prosecuies the same to completion. Upon the occurrence of an
Event of Default by Landlord, Tenant's shall have the right to instituic an action for specific performance of the
Landlord's obligalions under this Lease. [n addition, shauld Landlord fail to repair or maintain the Premises or the
Center pursuant to Landlord’s repair responsibility in Section §1.T of this Lease in the timeframe set forth above and
such failure materinlly interferes with ‘Tenant's use of the Leased Premises {each and any such failure being herein
sometimes referred to as 8 “Landlord Default") and if any such Landlord Default shall not be cured snd shall
sccordingly be continuing thirty (30} days following written nolice hy Tenant 10 Landlord of such Landlord Default
(unless such default is not reasonably capable of being cured within such period and Landlord is diligently
prosecuting such cure lo completion), then Tenant shail have the option {at ‘Tenant's sole discretion) of (i) exercising
commercially reasonable steps to repair or maintain the Premises or the Center, and any and all such sums
reasonably expended by Tenant in connection therewith shall be paid by Landlotd (o Tenant within thirty (30) days
after invoice therefor accompanied by cvidence of pnyment, including lien waivers, and if Landlord fails to timely
reimburse and pay same to Tenant, Tenant may, in addition to any other right or remedy that Tenant may have under
this Lease, deduct such amount (together with interest thercon at the Interesi Rate from the date of disbursement by
Tenant until the dale of repeyment thereof by Londlord to Tenant) from subscquent instaliments of Rent and other
charges (if sny) that from time (o time thereafier may become due and peyable by Tenant to Landlord hereunder or
(ii) terminating this Leasc if such Landlard Defsult prevents Tenant or Tenant's agenls, patients, visitors, guests,
licensees, invitees access Lo the Premises or the Permilted Use of the Premises. Absent o Landlord Defiult, Tenant's
sole end exclusive remedy shall be (o inglitule an action for specific performance. This seclion is not intended 10
limit Tenant’s ability to make Emergencies Repairs as set forth in Sectionl 1.1, Further, in no evemt shall Landlord
be lighle to Tenont for punitive, excmplery or consequentiz] damages, including, without limitation, lost profits,
regrardless of the nature of the breach by Landlord of its obligalions under this Lease, and Tenan! waives all claims
for punitive, exemplary or consequential damages

ARTICLE 21 - PARKING AND COMMON AREA

Section 21,1 - Generally,

Landlord will keep the parking and coinmon areas in rensonably good condition and repair and in a neat, clean and
crderly condidon and will repair any damape to the facilities thereof, Tenant ils agents, employees, customers,
licensees and subtenants, will have the non-exclusive right in common with Landlord, end with other present and
future owners and tenanis and their agents, employecs, customers, licensees and sub-ienants, 10 use up to thisty nine
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(39) parking spaces in said common and parking areas during the entire term of this Lease. Landlord shall provide
cight {B) parking spaces localed as close as possibie 10 the front door of the Premises for the exclusive use of
Tenant’s customers at no additionaf charge to Tenant, and Tenonl shall have the right Lo post slgns designating such
use, at ils sole cost and cxpense, on said parking spoces. Tenant, in the use of said common and parking areas,
agrees to comply with such reasonabie, non-discriminatory rules and regulations as Landlord may adopt from time
to time for the orderly and proper aperalion of said common and parking areas. Such rules may include, but will not
e Hmiled 1o the following: (1) Resiriction of employee parking lo & limited, designated aren or areas; and (2)
Regulation of the removel, storage and disposal of Tenant's refuse ond other rubbish. See Exhibit F for current
Rules and Regulationy,

Section 21.2 — Madifications,

Subject 1o the terms and provisions of Seclion 12.1 above, Landlurd further reserves the right to increase or reduce
the conmon aress, to impose upon the common areas declarations of covenants, casements and restrictions or
amendments or modifications thereof and lo change the enwances, cxils, iraffic lines and the boundaries and
locations of such common parking areas, provided that such modifications do not materiaily interfere with Tenaul’s
use of or access to the Leased Premises.

ARTICLE 22 - SIGNS

Scetion 22.1 — Building Sign.

Tenant mey install the approved exterior signage shown on Exhibil C-2 and such other exterior sigmage approved by
Landlord which npproval shall not be unreasonahly withheld, conditioned or delayed, subject to Tenant's receipt of
approval from relevant governmental authorities. Tenant shall be entitled to, and is hereby granted, the exclusive
use of the exterior of the tuilding of thc Leased Premises, and no other party shall be allowed to install or maintnin
signage in such arens.

Scction 22.2 — Building Sign Restrictions,
In the event of canflict between Exhibit C-1 or Exhibit C.2 and the provisions of this paragraph, the provisions of

this paragraph shall preveil. Notwithstanding the provisions of Section 22,1, Tenanl may not, under any
circumstances {i) place any signage on the Center roof, canopy roofs cxtending above the Center roof, penthouse
walis above the parapel, conopy ar top of the wall upon which it is mounted, (ii) place any signage at sny angle to
the Center building, (iii) painl any signs on the surface of the Leased Premises or auy other surfaces of the Center,
{iv) install any Rashing, maving or audible signs, (v) install any signs employing exposed raceways, ncon lubes,
ballast boxes or Iransformers, or {vi) install any paper or cardboard signs, temporary signs, stickers or decals,
whether in the windows of the inlerior or on the exterior of Ihe Leased Premises. At no time may any signs or other
advertising materials visibie from outside of the Leased Premises occupy or obstruct more than twenty percent
(20%) of the tatal window area of the Leascd Premises provided the same are of professional quality. Tenant may
not install any exteriar sign that identifies leased departments and/or concessionaires operating under the Tenant’s
business ar trade name, nor identify specific brands or products for sale or scrvices offered within the Leased
Premiscs, unless such identification is used as part of Tenont's trade nome. Tenant shall, at its expense, maintain its
signs in good condition and repais. Landlord shall have the right to remove any unauthorized signs and to charge
Tenant, as Additionai Rent under this Lease, for the cost of such removal.

Scction 22.3 — Monument Sign.

Tenant soay install Tenant’s approved signape on one panel of the comer Monument Sign for the Center. Tenant
shalt contract with Landlord's approved sign contractor, and pay the costs of instaliing Tenant's approved signage.

ARTICLE 23 - HOLDING OVER

if Tenant retains possession of the Lensed Premises or any part thereaf after lermination of the term by inpse of lime
or otherwise, Tcnant will pay Landlord as monthly rent during the period that Tenant so holds over, a "Hold Over
Minimum Rent” equal to 125% of the Minimum Rent due for the month immediately preceding the termination of
the Lease for the first sixty (60) days and 150% of the Minimum Rent thereafler paid by Tenant during the month
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preceding the termination of the Lease for cach month or pact thereof thet Tenant thus remains in possession. The
provisions of this paragraph do not exclude the Landlord’s right of re-entry or any other right hereunder,

ARTICLE 24 - LATE PAYMENT

Hf eny Rent or other payments due under this Lease from Tenant are not received by Landlord within five (5) days
uRer notice from Landlord to Tenant that such amount has not been paid, each such unpaid smount will be subject to
a late payment chsrge equal to the greater of (i} five percent (%) of such unpaid amount, or (if) $250.00, This late
paymeni charge is intended to compensate Lantdlord for its additional administrative casts resulting fom Tenant's
delinquency, and is agreed upon by Landlord and Tenant as a reasonable estimate of the additional administrative
costs which will be incurred by Landlord as a resull of Tenant's delinquency, the actual cost in each instance being
exiremely difficult, if not impossible, to determine. This late peyment charge will constitute liguidated damages end
will be paid to Landlord together with each such unpaid amount. The payment of this [ate payment charge will not
coustitute a waiver by Landlord of any default by Tenant under this Lease and will be in eddition to interest payable
at the Lense Interest Raie on ainounts not paid when due,

ARTICLE 25~ NOTICE

Notices and demanda required or permitted to be given hereunder shatl be given by personal delivery or reputable
overnight courier (such s FedEx) and shall be addressed if to Tenant at 210 S. Des Plnines St., Chicago, IL 60661,
Attention: P, Kevin Flynn CFO/Vice President of Finance with a copy to 77 W. Wacker Dr,, Ste. 4100,
Chicngo, IL 60601, Attention: Scott Downing, Esq., and if to Landlord at Monterey Professionel Center LLC,
1050 E. 95" Street, Chicago, lllinols 60619, Attention: Mr. Leon I. Waiker, Esq,, or at such other address that
cither party may designate by written notice to the other party, Notices and demands shall be deemed to have been
given when delivered if personally delivered, one (1) business day afer deposit with a reputable ovemight courier
for next business day delivery.

ARTICLE 26 - MISCELLANEOUS

Section 26.1 — Rules and Reguiations.

Tenant will @ithfvlly gbserve end comply with the rules and regulations for the Center that Landlord will from time
to ticne proinulgate and/or reasonably modify. As of the date hereof, the Rules and Repulations are attached hereto
as Exhibit F and madc a part hervof.  Landlord will make 2 good faith effort to uniformly enforee the Rules and
Regulations but will not be responsible to Tenant for the non-performance of any of said rules and regulations by
any other tenanis or occupants,

Section 26.2 — Estoppei Certificate.

Tenant wiil ffom lime to lime, upon not less than ien {10) business days' prior written notice from Landlord, execute,
acknowiedpe and deliver to Landlord 2 statement in writing {a) certifying thet this Lease is unmodified and in full
force and effect {or, if modified, stating the nature of such modification and certifying that this Lease as so modiGed
is in full force and effect), and the duie to which the rentol and other ciiarges are paid in advance, if any, and (b)
acknowledging that there are not, {o Tenaat's knowtedge, any uncured defaults on the part of Landiord hereunder, or
specifying such defaults if any are claimed, and (c) sctting forth the dote of commencement of Rent and expiration
of the Lease Term hereof  Any such statement may be relied upon by any prospective purchaser or encumbrancer,
to whoin it is addressed, of all or any portion of the real property of which the Leased Premises are a purt.

Section 26.3 — Tronsfer of Landlord's Interest.

In the event of & sale or conveyance by Landlord of Landlord's interest in the Leased Premiscs or the Center, other
than & trangfer for securily purposes only, Landlord will be relicved of oll obligations end linbilities accruing
therenfler on the part of Landlord, provided that any funds in the hands of Landlord at the time of irgnsfer in which
Tenent has an interest including deposits or payments in advance by Tenant of real estate toxes, common area
cxpenses insurgnce and olher payments, will be delivered tn Landlord's successor thot assumes Landlord's
obligutions thereafler accruing under this Lease,
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Scction 26.4 = Captions; Attachments; Defincd Terms.

The captions of the paragraphs of this Lease are for convenience only and will not be deemed to be relevant in
resolving any question of interpretation or construction of any section of this Lease. Exhibits and addeadum
atlached or affixed hereto are deemed a part of this Lease and ate incorporated herein by reference.

Section 26.5 — Lapdiord Defined,

The term “Landlord” will mean only the owner or awners at the time in question of the fee title or a tenani's interest
in a ground lease of the Leased Premises or the Center. The obilgations contained in this Lease to be performed by
Landlerd will be binding on Landlord's successors and assigns

Sectlon 26.6 — Entire Agreement.

This Lense constitutes the entire agreement between Landlord and Teaant relative to the Leased Premises and
supersedes any prior agreements, brochures or representations, whether written or oral. This Lease may be altered,
or revoked only by an instrument in writiog signed by both Landlord and Tenant. This Lease will oot be effective ar
binding on any party untii fuily executed by both parties hereto.

Scction 26,7 — Severability.

IFany provision of this Leose wiil be determined by a court of competent jurisdiction te be invalid or unenforceable,
the remainder of this Lease will not be affected (hereby, and esch term and provision of this Lesse will be valid and
enforcenble ta the fullest extent permitted by law.

Section 26.8 — Costs of Suit.

If Landlord or Tenant will bring any action for any relief apainst the other party, decieratory or otherwise, arising
out of this Lease, including any suit by Landlord for the recovery of Rent or possession of the Lensed Premiscs, the
prevailing party in such action will be entitled to rensonable sttomey’s fees and costs.

Section 26.9 - Time,
‘l'ime is of the cssence of this Lease and each and every provision hereof

Section 26.10 — Lease Interest Rate,

The “Lease Interest Role™ is equal (o the prime rate of interest announced from time to time by Chase Bank of New
York, or its successor in interest, plus two (2%) percent, or at the maximum lega) rate of interest allowed by law if
such maximun legal rate is applicable and lower.

Seetion 26.11 — Bindinp Fffect; Choice of Law.
The parties hereto agree 1hat atl the provisions hereof are to be construed as both covenants and conditions as though

the words importing such covenanls and conditions were used in each separate puragraph hereof, and all rights and
remedies af the parties will be cumulative and non-exclusive of any otiier remedy at law or in equity. This Lease
will be governed by the laws of the State of Hlinois,

Scction 26.12 -- Waiver.

No covenant, term or condition or the breach thereof will be deemed waived, except by written consent of the party
against whom the waiver is claimed, and any waiver of the breach of any covenant, term or condition will not be
deemed to be o waiver of any covenant, term or condition unless otherwise expressly ngreed o in writing by the
party against wham the wajver is claimed.

Scction 26.13 - Surrender of Premiscs,

The voluntary or other surrender of this Lease by Tenont, or o mutual cancellation thereof, will not work o merger,
and will at Lthe option of Landlord terminate all or any existing subleases or may at the option of Landlord operate as
an assignment to it ofany or all such subleases.
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Section 26.14 — Tenant Financials.
Landtord may request and Tenant shall be obligated to fumish to Landlerd within five (5) business days, with the

then current financial statements certified 1o be correct and prepared in accordance with generally accepted
accounting principles consistently applied, in sufficieat detail to allow Landiord to determine Tenant’s ability to
fulfill its obligations under this Lease. Such financial statements shell be held in strict confidence and shall not be
disclosed to any party other than: (a) Landlord’s personncl having the explicit need to know such information, for
wiich Landlord agrees to require such personnel to similarly keep all such information confidentisl; or (b) any current
or prospective mortgagee, upon writien request from such mortgagee to Tensnt, in contemplalion of an actual and bona
fide transaction, for which Landlord agrees 10 require such mortpagee to similarly keep all such information
confidential and Lendiord sliall have such mortgagee, at the request of Tenant, exccute a written confirmation of its
con fidential obligation hercunder to Tenant containing terms end conditions acceptable to Tenant.

Section 26.15 — Entry By Landlord.

Landlord, its agents and employees, may enter the Leased Premises during the Lease Term at all reasonable times,
upon reasonable prior notice to Tenant for the purpose of exhibiting the Leased Premiscs to praspective purchasers
or tenants, provided, however, Landlord, its agents and cmployees may only exhibit the Leased Premises to
prospective tcnants during the lnst six (6) months of the Lease Terrn unless Tenant has defaulted in its obligations
under the Lease beyond any applicable cure period. Tenant alsn hereby permits Landlord access to the Leased
Premises upon prior nolice (except in cmergencies, when Landlord may enter the Leased premises at any time
witlout prior uotice) as wiil be reasonably required for the installation or mainicnance of mains, conduits, pipes or
other facilitics to serve the Center or any part thercof or to make such repairs or improvements to the Center as
Landlord may from time lo lime determine lo be necessary, in accordance with the other terms and provisions of this
Lease. Landlord, its agents and employees, will have reasonable access to Ihe Leased Premises upon prior notice
during ressonable hours (excep? in emergencies, when Landlord may enter the Leased premiscs at any time without
prior notice) for the purpose of examining the Leased Premises to ascertein if the Leased Premises are in pood repair
and o make repairs which Landlord may be required or permitted to make hereunder. Landlord agrees, however,
that its entry and performance of work will not unreasonably interfers with Tenant's business, In non-emergency
situations, Landlord will not enter restricted cabinels, rooms, or spaces conlaining patient medicat records without
the supervision of Tenant or Tenant's representative; in such instsnces, Landlord shall abide by the reasonable
instruction provided by Tensnt or Tenant's representative so as lo protect patient privacy.

Scction 26.16 — Teaant Authority,

In case Tenami is a corporation, Tenant (a) represents and warrants that (i) this Lease has been duly authorized,
executed and delivered by and on behalf of Tenant and conslitutes the valid and binding sgreement nf Tenant in
gecordance with the terms hereof, (ii) Tenant’s execution hereof will not violate or conflict with any other
agreement, order or decree to which Tenant is 8 party or otherwise bound, and (iii) Tenant is validly existing, in
good standing and qualified to do husiness in the state in which the Leased Premises are Jocated, and (b) if Landlord
30 requests, Tenant shall deliver to Landlord or its agent, concurrently with the dellvery of this Lease executed by
Tenant, certified resolutions of the board of directors {(and shareholders, if required) authorizing Tenant's cxccution
snd delivery of this Lease and the performance of Tenant's obligations hereunder. In case Tenant is a partnership or
limited liability company, Tenant (a) represents and warranis that (i) al! of the persona who are peneral or managing
parmers in said partnership or authorized members or managers in suid limited liability company have executed this
Lease on behalf of Tenant, or that this Lease has been executed and delivered pursuant to and in conformance with a
valid and effective anthorization therefor by ali of the genersl or mansging partners of such parmership or
suthorized meimbers or managers in said limited linbility company, as the case may be, and constitutes the valid and
binding agrecment of the partmership or limited liability company, as the case may be, in accordance with its terms,
(ii) Tenant’s execution hereof will not vialate or conflict with any other agreement, order or deceee te which Tenant
is a party or otherwise bound, atd (iii) Tenant is validly exisling, in good standing and qualified to do busiacss in the
state in which the Leased Premises are located, and (b) tf Landlord so requests, it shall detiver lo Landlord or its
pgent, concurrently with the delivery of this Lesse executed by Tenant, a certified consent of the menagers aad
partners (snd members, if required) avthorizing Tenant's execution and delivery of this Lease and the performance
of Tenant's obligations hercunder. Also, it is sgreed that in the case Tenant is a general partnership, each and cvery
present and future partner in Tenant shall be gnd shail remain at all times jointly and severally liable hereunder and
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that the death, resignation or withdrawal of any partner shall not release the linbility of such partner under the lerms
of this Lease unless and until Landlord has consented in writing lo such release.

Section 26.17 — Recordation,

Tenant shall not record this Lease nor any memorandum or notice theeeof, without the written consent of Landlord,
which consent may be withheld by Landlord in its sole and absolute discretion; however, upan the request of
Landlord, tiie Tenant shall join in the execution of a memorondum or so-called “short form” of (his Lease for the
purposes of recordation. Said memorandum or short form of this Lease shall describe the parties, the Leased
Premises, and the Lease Term, Tenant's right of first refusal and option to purchase and shall incorporate this Lease
by reference. 1fa default occurs hereunder and, as a result thereof, this Lease is terminated, Landlard may execute a
stalement to be recorded in the appropriate land records terminating such memorandum, No such memoranduin shali
madify or changs the Lesse.

Scction 26,18 - Broker.,

Euch party hereto represents and warrants to the other party that it has not engaged any broker in conncction with
thiy transaction. Each party aprees to indemnify, save harmless and defend the other party from and against any and
all claimsa, cainmissions, and finders fees by reason of such party’s represeniation and warranty not being true.

Section 26.19 — Personal Property.

All person gl property belonging to Tenant, any occupant of the Leased Premises, or to Tenant’s invitees or licensees
that is im or on the Center or the Leased Premises shall be there at the risk of Tenant or other person only and
Landlord shall not be lisble for damage thereto or thef or misappropriation thereof,

Section 26.20 — Waiver of Jury Trial,

To the full extent permitted by law, Landlord and Tenant hereby waive all right ta trial by jury in any claim, action,
proceeding or counterclaim by either Landiord or Tenant agninst each other and any matter arising out of or in any
way connected with this Lease, ihe relatienship of Landlord end Tenant, or Tenant’s use and accupancy of the
{eased Premises and/or any emergency or slatutory remedy. Although such jury waiver is intended to be self-
operative and irrevocable, Landlord and Tenant cach further agree, if requested, to confirm such waivers in writing
at the time of commencement of any such action, proceeding of counterclaim.

Section 26.21 — As.Is.

Notwithstanding anything to the contrary contained in this Lense, except as atherwise expressly pravided in this
Lense, no warranties or representatians respecting the condition of the Leased Premises or the Center have been
made by Landlerd to Tenent end Landlord’s delivery of possession of the Leased Promises shall be on an “AS-|§”
“WHERE-IS" bnsis. Landlord represenis that as of the Possession Date, ta the best of Landlord’s knowledge, the
Center is in compliance with applicable zoning, parking and land use codes and regulations of the City of Chicago.

Section 26.22 — Exculpation,

Neither Landiord nor any of Landlord's beneficiaries, members, managers, partners or any successor in interest lo
Landiord (collectively, thc "Bencficiaries™) shall have any personal linbiiity with respect to any provisions of this
Lease, The linbility of the Beneficiaries shall be limited to its interest in the Center and any judgment against
Landlord shall be satisfied solely out of Landiord's interest in the Center. Tenant shall look solely to the equity of
the then owner of the Center for the satisfaction of any remedies of the Tenant in the cvent of o breach by Landlord
of any of its obligations hercunder.

Scction 26.23 — Use of Loek Box.

Landlord may from time to time elect to designate a lock box collectian agent (independent agent, bank ot other
financial institution) to act as Landlord’s agent for the collection of amounis due Landiord. In such cvent the dale of
royment of Rent o other sums paid Landlord through such ngent shail be the datc of agent's receipt of such
payment (or the dale of collection of any such sum if payment is made in the form of a negotiable insirument
thereafter dishonored upon presentment); however, for purposes of this Lease, no such payment or collection shall
be deemed “accepted” by Landlord if the Landlord retums a dishonored instrument within (wenty-one (21) days of
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its dishonor. Retumn of any such sum lo Tenant by so sending a dishonored instrument o the Tenant shail be
deemed to be rejection of Tenant's tender of such payment for all purposes.

Section 26.24 — Cooperation by Tenant,
Tenant shall cooperate with Landlord, at Tenant's cost, and provide Landlord with such documents, site plans and

drawings and execute all documents as reasonably needed for the Landlord Approvals when requesied by Laadlord.

Section 26.25 — Survival,
Any provision of this Lease which cbligates Landlord or Tenant to pay an amount or perform an obligation belore

the commencement of the Lease Term or after the expiration of the Lease Term or earlier termination: of this Lease
shall be binding and enforceable nolwithstanding that payment or performance ig not within the Lease Term, and the
same shall survive.

Section 26.26 — No Joint Venture.

The relationship of the parties is that of landlord and tenaul only, and nothing in this Lease shall be constried as
crealing o partnership, joint venture or principal-agent or any other relationship. Except ay cxpressly atherwise
provided herein, teither party shall have any right or power to create any expease or linbility chargeable to the other

party.
Section 26.27 — Joint Objipation.

If there is more than one Tenant, the obligations hereunder imposed shall be joint and several. The word “Tenant”
shall be deemed and taken to mean cach and every person or party mentioned as 8 Tenant herein, and if there shall
be more than one Tenant, any notice required or permitted by the terms of thia Lease may be given by or to any one
thereof, and sholl have the same foree and effect as i f piven by or 1o al] Tenants therecf.

Section 26,28 — Net Lease.

This is a net lease and the Rent shall be poid without nolice, demand, seloff, counterclaim, deduction or defense and,
except as otherwise expressly provided betein, without abalement or suspension, It ia the intention of the parties
herelo that the cbligations of Tenant hereunder shall be separate and independent covenants and agreements, that the
Rent shall continue to be payzble in all events and that the obligations of Tenant hereunder shall continue
unaffected.

Section 26.29 — Exhibits,
The Exhibits attached hereto are hereby incorporated into and made part of thls Lease by this reference.

Section 26.30 — Counterparts.
‘This Lease may be exccuted in any number of counterparts and it shall be sufficient that the signature of cach party
appear on one or more such counterparts, and all counterparts shall collectively canstituie o single agresment.

Section 26.31 — Protected Health Information.

Landlord acknowledges and agiees that from time to time during the Lease Term on Extended Term, Landlord
andfor its employees, representatives or assigns may be exposed to, or have access to, Protected Health Informatinn
("PHI"), as defined by HIPAA, 45 CFR Parts [60 and 164. Londlord ngrees that it will not use or disclose, and
Landlord sholl cause its employees, or assipns nat to use or disclose, PHI lor any purpose unless required by the
tequirements of HIPAA and all ather applicable medical privacy Laws. Landlord further agrees that,
notwithstanding the rights granted to Landlord pursuant to this Lease, except when accompanied by an suthorized
representalive of Tenant, neither Landlord nor its employees, apents, representatives or controclors shall be
permitted to enter areas of the Premises designated by Tenant as location where patient medicsl records are kept or
stored or where such entry is prohibited by applicable state or federal health care privacy Laws.
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[SIGNATURES APPEAR ON FOLLOWING PAGE(S)]
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IN WITNESS WHEREOF, Landlord and Tenant have executed this Lease the date and year frst above wrilten.

LANDLORD: TENANT:
AIN INVESTMENTS, LLC, ASSOCIATES IN NEPHROLOGY,
an llinoid limited liability company S.C. an lllinois corporatian, d/b/a

Vascular Access Centers ol lllinois

By:
gName: A A\
< Title: AL
\Ih{}éﬂ K Y1 Mal M)
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EXHIBIT A -1

LEGAL DESCRIPTION

Lepal Description of Real Property

LOTS | TO 16, BOTH INCLUSIVE, IN BLOCK 67 OF WASHINGTON HEIGHTS, S{TUATED IN THE
SOUTIH EAST 14 OF SECTION {8 AND THE NORTHEAST 1/4 OF SECTION 19, TOWNSHIP 37 NORTH,
RANGE 14 EAST OF THE THIRD PRINCIPAL MERIDIAN, ALSO THAT PART OF THE EASTERLY AND
WESTERLY 16 FOOT ALLEY LYING SOUTHERLY AND ADIOINING LOTS I TO 5 AND PART OF LOT 6,
NORTHERLY AND ADJOINING LOT 13, EASTERLY OF THE WESTERLY LINE OF SAID LOT I3
EXTENDED NORTHERLY AND LYING WESTERLY OF A LINE EXTENDED FROM THE
SOUTHEASTERLY CORNER OF LOT | TO THE NORTHEASTERLY CORNER OF LOT I3, ALL IN BLOCK
67 IN WASHINGTON HEIGHTS, AFORESAID, IN COOK COUNTY, ILLINOIS,

PIN #25-19-211-034-0000;

COMMONLY KNOWN AS: 1701 W. MONTEREY AVE,, CHICAGQO, ILLINOIS.
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File Number 4978-902-5

To all to whom these Presents Shall Come, Greeting:

1, Jesse White, Secretary of State of the State of Illinois, do hereby
certify that I am the keeper of the records of the Department of

Business Services. I certify that

ASSOCIATES IN NEPHROLOGY, 5.C., A DOMESTIC CORPORATION, INCORPORATED
UNDER THE LAWS OF THIS STATE ON FEBRUARY 22, 1971, APPEARS TO HAVE
COMPLIED WITH ALL THE PROVISIONS OF THE BUSINESS CORPORATION ACT OF THIS
STATE RELATING TO THE PAYMENT OF FRANCHISE TAXES, AND AS OF THIS DATE, I§
IN GOOD STANDING AS A DOMESTIC CORPORATION IN THE STATE OF ILLINOIS.

InTestimony Whereof, I hereto set

my hand and cause to be affixed the Great Seal of
the State of Illinois, this 26TH

dayof  JUNE AD. 2017 .

.. : 26 0 'A'
”
Authenticalion #: 1717700391 verifisbla unt 0B/26/2018. Q-M W

Authenticate &l: hilp/fwww.oyberckiveiinpis.com
SECRETARY OF STATE
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File Number 4978-902-5

'

To all to whom these Presents Shall Come, Greeting:

1, Jesse White, Secretary of State of the State of Illinois, do hereby
certify that I am the keeper of the records of the Department of

Business Services. I certify that

ASSOCIATES IN NEPHROLOGY, §.C., A DOMESTIC CORPORATION, INCORPORATED
UNDER THE LAWS OF THIS STATE ON FEBRUARY 22, 1971, ADOPTED THE ASSUMED
NAME VASCULAR ACCESS CENTER OF ILLINOIS, 5.C. ON JULY 15, 2005, APPEARS TO
HAVE COMPLIED WITH ALL THE PROVISIONS OF THE BUSINESS CORPORATION ACT
OF THIS STATE RELATING TO THE PAYMENT OF FRANCHISE TAXES, AND AS OF THIS
DATE, IS IN GOOD STANDING AS A DOMESTIC CORPORATION IN THE STATE OF

ILLINOIS.

InTestimony Whereof, 1 hereto set

my hand and cause to be affixed the Great Seal of
the State of Illinois, this 26TH

day of JUNE AD. 2017 .

- _.. 10 %
’
Authantcaion 8: 1717700393 varliable unid 08/26/2018. N

Authanticaip at. hilp/iwww.cybercrivailiinels.com
SECRETARY OF STATE
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Associates In Nephrology,
S.C. d/b/a Vascular

Access Centers of Illinois
("VACT")

VACIASTC
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Flood Plain Requirement

Altached are depictions of the Panel containing the location of the proposed ASTC. FEMA does
not have an individual link available for Panel number 1703 1C0635J because the entire panel is
considered “an area of minimal flood hazard.” Depicted below are scans of the FEMA

evaluative panel, zoomed in at different levels on the location of the proposed facility, both
verifying that the area is of minimal flood hazard

s907 FEMA’s Notiond Flond Hazard Layer (Oici)

FEMA's National Flood Hazard Layer (Official)

Data from Flood insurance Rate Maps (FIRMs) where avallatie digitaliy. New NFHL FIRMette Print app avaliable:
http:/ftinyur.com/j4xwpse

N 3 e
=N S g LY

1. &
=
by

"
.
L

-

e
= Al
—

N
...l:'i:

Ao

Natlonal Geospatial-Intelligence Agency (NGA); Delta State University; Esrl | Print here Instead:

http:/finyurt.com/jaxwpSe Support: FEMAMapSpedialst@riskmapeds.com | USGS The National Map:
Crthoimagery
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5/9/2017 FEMA's Nationa! Flood Hazard Layer (Offic:al)

FEMA's National Flood Hazard Layer (Official)

Data from Fiood Insurance Rate Maps (FIRMs) where availabie digitaily. New NFKL FIRMette Print app avaiiable:
http://tinyurl.com/jaxwpSe
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Nationai Geospatiai-Inteiligence Agency (NGA); Deita State University; Esri | Print here instead:

http://tinyur.com/j4xwpSe Support: FEMAMapSpedalist@riskmapcds.com | USGS The Nationai Map:
Crthoimagery
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FEMA's National Flood Hazard Layer (Official)

5972017

FEMA's National Flood Hazard Layer (Official)
Data from Flood Insurance Rate Maps (FIRMs) where available digitaily. New NFHL FIRMette Print app available:
hetp://tinyurl.com/j4xwpSe
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National Geospatial-Intelligence Agency (NGA), Delta State Universnty, Esri | Print here instead:
http://tinyurl.com/j4xwpSe Support: FEMAMapSpecialist@riskmapcds.com | USGS The National Map:
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T g FEMA's Nationa! Flood Hazard Layer (Official)

FEMA's National Flood Hazard Layer (Official)

Data from Flood Insurance Rate Maps (FIRMs) where available digitally. New NFHL FIRMette Print app available:
http://tinyurl.com/j4xwpSe
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Use of Funds VACI ASTC Clinical | Nonclinical | 9 Clinical
Lease of Space $738,998.40 $475,070.40 1 263,928 64.3%
Miscellaneous Fees $75.000 $75,000 0%
Equipment Leases $393,346 $393,346 $0 100%
$TOTAL STOTAL $TOTAL %
$1,207,344.40 $868,416.40 | $338,928 71.9% |
\
\
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Cost Space Requirements

GSF GSF GSF GSF GSF GSF
Area Cost ($) Existing | Proposed | New | Modernized | AsIs | Vacated
Const. Space
Reviewable
ASTC $868,41640 | 5600 { 5600 | na | n/a [5600] n/a
Non-Reviewable
Administrative $338,928 2,000 2.000 nfa nfa 2,000 n/a
Total $1,207,344.40 | 7,600 7,600 n/a n/a 7,600 nfa
10246022 v2 Page 67 Attachment 9
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Background of the Applicant, 20 ILCS 3960/2

Associates in Nephrology, SC (AIN) now d/b/a Vascular Access Centers of lllinois (“VACI™)
was founded in 1971 as a single-specialty medical practice by a group of Nephrology physicians
serving patients and hospitals primarily in Chicago. VACI is committed to providing high
quality care, lo ensure access to care with a community-based focus, t0 promole a progressive
approach to healthcare, and to maintain a commitment to academic excelience. VACI has
expanded its financial and administrative resources and is dedicated to organizational excellence
to support its growing clinical base. Over 45 years later, VACI remains committed to this set of

original goals.

Associates in Nephrology, SC was formed by physiciuns who provided teaching services at St.
Joseph Hospital in Chicago, the practice has continued its dedication to training new physicians.
Members of the group continue to provide teaching services at many area hospitals including
Advocate [llinois Masonic in Chicago, St. James Olympia Fields, Advocate Christ Hospital in
Oak Lawn and Advocate Lutheran General Hospital in Park Ridge.

With over forty nephrologists, AIN conlinues to operate as one of the largest nephrology groups
in the United States. The practice is a major nephrology service provider in mauny of the top
quality-rated hospitals in the Chicago metro area including Advocate Lutheran General Hospital
in Park Ridge and Advocate Condell Hospital in Libertyville.  AIN also provides quality
medical services to patients and hospitals in Healthcare Professional Shortage Areas in the
Chicago metropolitan area.

The Renal Physicians Association (RPA), a nalional organization of nephrology practices,
awarded AIN with its Practice Excellence award in recognition of our dedicalion lo
organizational excellence. Ia addition, our management group was separately honored with the
Renul Physician’s Association Distinguished Practice Management Award.

AIN practicing physicians are actively involved in the business of medicine with an excellent
leadership structure in place. The combination of clinical and business acumen that has fostered
a strong understanding of the business of healthcare while being able to continually meet patient
needs. Itis this understanding that has also led to the identified need for this project.

The VACI mission is to provide access to vital care within the community. Our early growth
was achieved by providing services to patients in a network of community-based hospitals
throughout the Chicago area, including those in underserved areas. This commitment has been
maintained throughout our 45 years of service and in 2017 VACI provides services in twenty-
three (23) healthcare professional shortage areas including, but not limited to: Roseland, South
Chicago, Marquette Park, South Shore, Englewood, Chatham, South Deering, and Chicago
Heights.
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VACI maintains its commitment to being at the forefront of progressive healthcare, including the
movement to quality-based, risk-sharing programs. VACI has participated successfully in many
outcome-based programs. The programs include CMS-sponsored initiatives such as: Meaningful
Use, Physician Quality Reporting Standards and Advocate Clinical [ntegration program, among
others. Currently, AIN is participating in the CMS Innovation Center’s risk-sharing
Comprehensive ESRD Care Initiative (ESCO) whereby practice excellence and patient care
outcomes are correlated to financial rewards. VACI intends to remain in the forefront of new
and developing progressive patient care delivery models for all of its patients and this surgery
center is, hopefully, the next chapter in its storied history and future.

As evidenced above, VACI cleurly possesses the qualifications, background, and character
necessury of a qualified appiicant, in addition, VACI possesses financial resources to adequately
provide appropriate services for its community. VACI does not own or operate any healthcare
facilities. Accordingly, incorporated as part of Attachment 11 accompanying this application, is
the certification which reflects that VACI has not had an adverse action taken against any facility
owner and/or operated in the previous three years. This certification also provides the necessary
authorization for both the Illinois Health Facilities and Services Review Board (*“HFSRB™) and
the llinois Department of Public Health (“IDPH”) the access records necessary 1o verify this
information.
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A

Vascular Access Centers of Hfinotls
2608 W. Addison Vascular 9730 S. Wastern Ave. Suite GR-32
Chicago, IL 6018 Evergreen Park, IL 60805
Phone: 773-756-333 Phone: 708-229-8660
Fax: 773-549-1717 Fax: 708-229-8660

August 28, 2017

Kathryn J. Olson

INinois Health Facilities and Services Review Board
525 W. Jefferson Street

2™ Floor

Springfield, IL 62761

Chairwoman Olson:

On behalf of Associates in Nephrology S.C. dfb/a Vascular Access Centers of Illinois (“VACI”)
this letter is intended to act as both the requisite certification and authorization to accompany our
Certificate of Need application to establish a new single-specialty ambulatory surgical treatment
centet focused upon vascular access procedures.

In accordance with the requirements of 735 ILCS 5/1-109, 1 hereby certify that VAC] has not
had any adverse action during the three years prior to the filing of this application, nor has any
been taken ageinst any facility we own, as we do not own any healthcare facilities.

Additionally, I provide authorization to the lllinois Department of Public Health and the [llinois
Health Facilities and Services Review Board to access whatever documents are necessary to
verify the information submitted with this CON application including, but not limited to the
official records of IDPH or other state agencies, licensing or certification records of other states,
and the records of national accreditation organizations. Should any further authorization be
required, please advise and we will execute such an suthorization.

I hereby certify that this is based upon my personal knowledge and is true and correct under
penalty of perjury, in accordance with 735 ILCS 5/1-109.

Sincerely,

P. Kevin Flynn 5

CFO/Vice President-Finance
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JV " The Joint Commission

August 24,2017

Ramesh Soundararajan, physician Joint Commission [D #; 524036

Dr. Program: Ambulatory Health Care
Associates in Nephrology Accreditation

9730 S Western Ave Accreditation Activity: 60-day Evidence of
Evergreen Park, IL 60805-2814 Standards Compliance

Accreditation Activity Completed: 08/24/2017

Dear Dr. Soundararajan:

The Joimt Commission is pleased to grant your organization en accreditation decision of Accredited for atl
services surveyed under the applicable manual(s) noted below:

This accreditation cycle is effective beginning May 27, 2017 and is customarily valid for up to 36 months. Pleage
note, The Joint Commission reserves the right to shorten or lengthen the duration of the cycle.

Should you wish ta promote your accreditation decision, please view the information listed under the
*Publicity Kit’ link located on your secure extranet site, The Joint Commission Connect.

The Joint Commission will update your accreditation decision on Quality Check®.

Congratulations on your achievement.

Sincerely,

DN R,

Mark G.Pelletier, RN, MS
Chief Operating Officer
Division of Accreditation and Certification Cperations
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“The Joint Commission

June 26, 2014
Marlene Hayman Joint Commission ID #: 524036
Contact Program: Ambulatory Health Care
Associates in Nephrology Accreditation
9730 S Westemn Ave Accreditation Activity: 60-day Evidence of
Evergreen Park, IL 60805-2814 Standards Compliance
Accreditation Activity Completed: 06/26/2014
Denr Ms. Hayman:

The Joim Commission would like to thank your organization for participating in the accreditation process. This
process is designed to help your organization continuousty provide safe, high-quality care, treatment, and services
by identifying opportunities for improvement in your processes and helping you follow throuph on and
implement these improvements. We encourage you to use the accreditation process as a continuous standards
compliance and operational improvement tool.

The Joint Commission is granting your organization an accreditation decision of Accredited for all services
surveyed under the applicable manugl(s) noted below:

omprehensive Accraditation Manual for Ambuiatory Heal

This accreditation cycle is effective beginning Msy 15, 2014, The Joint Commission reserves the right to shorten
or lengthen the duration of the eycle; however, the certificate and cycle are customarily valid for up te 36 months.

Please visit Quality Check® on The Joint Commission web site for updated information related to your
sccreditation decision.

We encourage you to share this accreditation decision with your organization®s appropriete staff, leadership, and
goveming body. You may also want 1o inform the state or regional regulatory services, and the public you serve
of your organization’s acereditation decision.

Please be assured that The Joint Commission will keep the report confidential, except as required by law. To
ensure that The Joint Commission’s information about your organization is elways accurate and current, our
policy requires that you inform us of any changes in the name or ownership of your organization or the health
care services you provide.

Sincerely,

Dbt Btht;

Mark G.Pelletier, RN, MS
Chief Cperating Officer
Division of Accreditation and Certification Opersations
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Purpose of the Project, 77 Itl. Admin. Code 1110.230(a)(1)-(4)

The ambulatory surgical treatment center is designed to allow VACI to continue its commitment
to providing quality care, academic enrichment, and organizational excellence to patients within
the community where they live. As the HFSRB has learned from similar projects in
geographically different areas, there have been significant changes in the reimbursement for
vascular access procedures. The goal of these changes appears to be to drive these procedures
out of physician offices and vascular access centers and into hospital surgical suites and
ambulatory surgical treatment centers. The core purpose of this project is to ensure continued
access to care for patients already being served by VACI, to make certain they continue to have
access to the vascular care and surgical procedures they require.

As addressed more fully in the alternatives section, (see 77 [li. Admin. Code 1110.230(c),
Attachment 13), the performance of vascular access and related procedures in an ASTC setting is
substantially more cost-effective than in a hospital. VACI has a specific interest in maintaining
the quality of the care it is providing, not solely for the benefit of its patients, but also as a
participant in the government PQRS (and forthcoming) quality review systems. The VACI
commitment to progressive healthcare makes the maintenance of its own facility a fundamentaliy
important component of maintaining its mission. This project will allow for a dedicated staff
that can be trained by the educators of VACI. The result will be a staff well versed in the needs
of patients with compromised vascular systems, and who are receiving treatment for end-stage
renal disease.

Many providers have simply elected to cease providing vascular access surgical procedures and
some will leave the marketplace. This ASTC is designed to continue service to current VACI
patients and also to ensure sufficient access to patients requiring treatment for end-stage renal
disease who may soon find themseives with unexpected challenges in accessing quality care.
VACI wants to maximize ESRD patients access to quality medical care in a community-based
setting. Accordingly, the establishment of this three-room, single-specialty ASTC will
undoubtedly improve access to necessary healthcare within this community.

The market area, as defined by reguiation, is 45 minutes from the location where the ASTC will
be established. Technically, this includes an enormous geographical area, however, ESRD
patients historically seek care close to home because of transportation challenges encountered by
disabled patients, as well as the comorbidities VACI patients experience. For this reason,
multiple providers are able to coexist in geographically distinct or overlapping areas, the
practical service area for these services is substantially less than a 45-minute drive time. This is
best demonstrated when considering the prevalence of multiple dialysis stations and vascular
access centers within what might otherwise be considered “overlapping”” marketplaces.

Attachment |2
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The biggest challenge addressed by this project is rebalancing the inequality between a
procedure’s profitability and necessity. Oftentimes, when an existing surgery center or hospital
surgical suite are necessary for the performance of a vascular access procedure, the physician
and patient find themselves at a disadvantage due to the lower rate of reimbursement paid for
these procedures. However, from a practical perspective, the need for these procedures is
frequent and often time sensitive. Unpredictable timing of vascular access complications and
scheduling priorilies in the hospital setting can often delay a necessary procedure and will have a
significant impact on the health of patients that are challenged with many pre-existing co-
morbidities. Establishing this surgery center, focused on the vascular access needs of the
community, solves that problem and ensures there is available care for those in need.

The historical treatment datz accompanying this application evidences the historical, current, and
future need for these services and the ASTC setting reflects the most economical environment
these patients can receive this necessary care.

Anachment 12
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Alternatives, 77 Ill. Admin. Code 1110.230(c)

1. Continue to Operate as Vascular Access Center (No Cost — Ongoing Losses)

VACI will certainly be required to further evaluate and potentially pursue this option in
conjunction with the utilization of existing ASTCs and hospital surgical suites, in the event that
the Board does not grant permission to establish an ASTC. However, as discussed more fuily
above, fundamental changes in the reimbursement model have had the result, and arguably the
goal, of relocating vascular access procedures to ASTCs and hospitals. The overall volume of
patients requiring care necessitates a dedicated facility and warrants the establishment of an
ASTC as the primary option. However, VACl is sufficiently committed to the patient population
they currently serve that it will continue to provide care. Additionally, the lease for the existing
site of the vascular access center is terminating, therefore, continued operation at the existing site
is an impossibility.

2. Exit the Marketplace (No Cost — Adverse Impact on Access to Care)

There are many providers that are opting for this option which is one of the reasons this
alternative was rejected. It will result in an unfortunate challenge to the health care delivery
model and, as the Board is aware, maintaining vascular access is quite literally a matter of life or
death for many individuals. As referenced above, the changes in reimbursement have made
previous care delivery methods at a combination of hospitals, outpatient practices, surgery
centers, and vascular access centers no longer feasible, The reimbursement change seems to
target the relocation of these procedures to ASTCs and hospital surgical suites which, while
certainly has benefits regarding the management of complications and limitation of infections,
makes the continued maintenance of the hospital model an impossibility.

V ACI has hundreds of patients who rely on its practice to perform the surgical procedures
necessary to maintain vascular access for dialysis. Also, considering the number of other
providers who have exited the marketplace and who are expected to exit the marketplace, the
demand for vascular access surgical services will likely increase. Thus, VACI dismissed this

alternative.
3. Utilize Existing Capacity at Other Surgery Centers (Midlevel Cost - Access Challenges)

This is a legitimate option, however, an understanding of the industry and the nature of surgical
center operation reveals sufficient practical concerns that this alternative was not selected.
Vascular access procedures are intensely necessary for the ESRD patients experiencing
complications, but the reimbursement for these procedures is not particularly high. As a result, it
is not uncommon for these procedures to be “bumped” in favor of other more profitable
procedures or, alternatively, to have the procedures scheduled at a time that is inconvenient to
both patient and physician. VACI continues to explore partners for future projects knowing the
better utilization of existing facilities is a cornerstone of the CON program, however, the volume
of patient need in this community precluded that as a viable altemative.

Attachment 13
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Moreover, VACI physicians have experienced 100 many procedures delayed, rescheduled, or
cancelled problematically. Nevertheless, the cost savings of an ASTC, as compared to a
hospital setting, does make this a more attractive alternative than relying on a hospital setting.

For those reasons, this alternative was rejected.

4. Utilize Hospital Surgical Suites as Primary Option for Care (No Cost -~ Access
Challenges)

This alternative has the same issues as relying on existing capacity in other ASTCs. Reliance
upon hospital based surgical suites suffers from the same concems regarding delay, rescheduling
and cancellation because of the lower reimbursement rates. Moreover, as compared to the option
being presented, hospital based procedures result in increased cost, making it a less attractive
alternative.

For this reason, this alternative was rejected.

5. Project as Proposed

The project, as proposed, reflects the most cost-effective, patient-centered, comprehensive means
of ensuring access 1o quality care for patients in need. Most other for-profit surgical centers are
understandably incentivized by higher-reimbursement procedures. That is the reason that the
majority of ASTCs in the area focus upon 14 other identified categories of service for an ASTC
rather than “general procedures™ and certainly are not focused upon vascular procedures,
However, the patient population proposed to be served by this facility have significant
comorbidities and complexities and will be better served by a staff and facility specifically
commitied to this type of care. This project was designed to meet the needs of an existing
patient population, and has taken into consideration the likelihood of having sufficient capacity
available to further meet the needs of the surrounding community.

For these reasons, this is the alternative that was selected.

Attachment 13
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Size of Project, 77 Ill. Admin. Code 1110.234

Size of Project
Service BGSF State Standard Difference Standard Met?
ASTC 5,600* 4,980-6,660 nfa Yes

* There are 2,000 additional square feet of space utilized for administrative and other nephrology
and patient related educational purposes.

This project involves establishing a surgery center in a building that has been designed to house
an ASTC. It was built in accordance with ASTC standards and developed with an eye towards
having an ASTC as a tenant to utilize the space for this purpose. Board approval and subsequent
licensing from the Illinois Department of Public Health will allow this space to be utilized as
ASTC. Three procedure rooms are proposed, the size being 5,600 Square Feet which falls within
the established state standard. The size of the rooms is identified as being ideal because
concerns exist in this industry that smaller surgical rooms can yield additional and unnecessary
challenges for the expected patient population. This is particularly true considering the
comorbidities and related health care issues of the patient population requiring vascular surgical
access procedures. The design of the facilily, the procedures rooms, as well as the separation
between clinical and nen-clinical space, was designed to maximize patient benefit while being
respectful and compliant with the applicable government standards.

Studies have shown that over 38% of new ESRD patients have received little or no pre-ESRD
nephrology care. These patients all exhibits the following characteristics which presented
avotdable challenges to their overall care:

They were less likely to use ESA prior to diagnosis;

They were less likely to receive dietary counseling;

They were less likely to start diagnosis with an AV fiswla; and

They were more likely to start dialysis with very low GFR levels (< 5m)

The Chronic Kidney Disease (“CKD™) patient education program is a fundamental part of the
VACI commitment to its patients and, thus, additional non-ASTC space was identified to allow
for meaningful meetings with and education of patients as well as education of physicians.

This project hopes 10 be found to be in compliance with the established State standard.
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Chronic Kidney Disease Initiative

—Protecting Kidney Health

e, Epgme. — -

Improving blood
sugar and blood
pressure control in
people with diabetes
lowers the risk for
developing kidney
disease.

CDC’s CKD
Initiative
provides
public health
strategies

for promoting
kidney health.

cannot filter blood as well as they should. CKD has varying levels of seriousness
that can range from leakage of extra protein into the urine to kidney fallure
requlring dialysis, in which a machine filters the blood like healthy kidneys would,
or a kidney transpiant, where a kidney Is donated from another person. if left
untreated, CKD can progress to kidney fzilure (also known as end-stage renal
disease) and early cardiovascular death.

e More than 20 million (or more than 10%6) US acults are estimated to have
CKD and most are undiagnosed.

# Kidney disease is the 9th leading cause of death in the United States.

& In the United States, diabetes and hypertension are the leading causes of
kidney failure, accounting for 72% or about 3 out of 4 new cases.

& The number of kidney failure cases in the US population has maore than
tripled since 1590 and is expected to grow because of an aging population
and the increasing number of people with conditions, such as diabetes and
high blood pressure, which place them at risk of developing CKD.

o Total Medicare spending (excluding prescription drugs) for patients with
kidney failure reached nearly $29 bitlion in 2012, accounting for about 6%
of the Medicare budget costs. In addition, overall Madicare costs for people
aged 65 years or older with CKD were about $45 billion In 2012, or more than
$20,000 per person per year.

The Good News
Disability and death from CKD is not inevitabie.

e Among people with diabetes, early detection and treatment of kidney
disease can help prevent or delay cardiovascular death and advancing to
kidney failure. Among those with diabetes and high blood pressure, blood
sugar and biood pressure control have been shown to lower the risk of
developing kidney disease,

o Several studies have shown the possibility for preventing or delaying the
start of diabetic kidney disease by treating patients who have diabetes with
bilzed pressure-lowering drugs. In addition to lowering biced pressura,
these medications reduce protein in the urine, 2 risk factor for developing
kidney disease.

CDC’s Investment

in recognition of the growing problem of kidney disease, DL’ CKD Initiative

Is designed to provide public health strategies for promoting kidney health.
These strategias seek to prevent and control risk factors for CKD, raise awareness,
promote early diagnosis, and improve outcomes and quality of life for those
living with CKD. Current activities indlude surveillance and epidemiology,
state-based demonstration projects, and heaith outcomes and econamic
studies in partnership with other government agencies, universities, and
national organizations.

Natronal Center for Chronic Disease Prevention and Health Pramotion

Ivision of Diabates Transiation

[43) 1202
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Chronic kidney disease {CKDY} is a condition in which the kidneys are damaged and




Surveillance and Epidemiology

In coltaboration with the University of California at San Francisco and the
University of Michigan, CDC implemented the nationai CKD Suryeillance System.
The survelllance system is crucial for tracking national trends in the number of
cases, risk factors, and care practices that affect CKD prevention and control,
evaluate quality improvement efforts, and monitor kidnay disease objectives for
Healthy People 2020,

Together with other federal agencles, universities, national arganizations, and
other partners, CDC developed and disseminated the 2014 Nationg! Chranic Kidney
Disease Fact Sheet. This dacument provides a consensus about the burden of CKD
in the United States. The fact sheet includes data on the extent of the problem in
racial/ethnic groups, risk factors, and health consequences,

tn addition, CDC is supporting the collection of national data an kidney measures

in the National Heplth and Nutrition Examination Survey INHANES) to supplement

our CKD surveiltance efforts.

Health Outcomes

In partnership with the National Kidney Foundation, CDC Is finishing a screening
demonstration project for early detection of CKD in high-risk populations in four
states. The program called CKD Health Evaluation and Risk Information Sharing
{CHERISH) was designed to identify individuals at high risk for CKD, find out abaut
the participant’s access to follow-up care, and examine the course of disease in
those with CKD.

Warking with partners, CDC is using national datasets like NHANES and the United
States Renal Data System to investigate the epidemiclagy of CKD in the general
and in special populatians; for example, deaths among pecple with CKD and the
rate of new cases of kidney failure among people with diabetes, ameng other
topics. in addition, CDC collaborates with the Veterans Administration to examine
the natural history and health outcomes of CKD In this populatien.

Health Economics

Worklng with RTl International, COC is conducting cost-effectiveness studies using
a lifetime simulation model te assess the costs and benefits of various CKD care
and prevention interventions. The model will be used to predict the development,
progression, and complicatians of CKD, and will also test the effectiveness of
various public health interventions. CDC cost-effectiveness studies have found
that CKD screening should target people aged 50 years or older with diabetes or
high blood pressure. It is not cost effective to screen people who are not at high
risk for CKD.

Also with RTi internatlonal, CDC started an economic study on the direct and
indiract costs of CKD. These studies will be very important in making health policy
decislons about CKD, as it has become one of the most costly diseasesin the
Medicare budget.

For more infarmation, please contact the Division of Diabetes Translation
4770 Buford Highway, N.E., Mailstop F-73, Atlanta, GA 30341-3717
Telephone: 800-CDC-INFO (232-4636) « TTY: 888-232-6348

E-mail: www.cdc.goviinfo » Web: www.cdc.gov/diabetes
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8/28/2017 Chronic Kidney Dizeass (CKD) Basics | Natienal Inslituta of Diabates and Digestive and Kidnay Diseases (NiDDK)

National Institute of
NlH Oiabotes and Digestive
and Kidnoy Diseases

(9 NKDEP
Chronic Kidney Disease (CKD) Basics

= Chronic Kidney Disease: The Basics
+ CKD and My Health

» CKD and My Lifeslyle

= CKD: Tracking My Test Results

Chronic Kidney Disease: The Basics

You've been told that you have chronic kidney disease (CKD). What does that mean? And what does it
mean for yaur health and your life? This booklat will help answer some of the questions you might
have.

You have two kidneys, each aboul the size of your fist. Thelr main job is o filter wastes and excess
water out of your blood to make urine. They alsc keep the body's chemical balance, heip control biood
pressure, and make hormones.

CKD means that your kidneys are damaged and can't fiiler blood iike they should. This damage can
cause wastes to build up in your body. it can also cause other problems that can harm your heallh.

CKD is often a "progressive" disease, which means it can get worse over lime. CKD may lead to
kidney faiiure. If your kidneys fail, you will need dialysis or a kkiney transplant to maintain heaith.

You can take steps lo keep your kidneys heaithier ionger:

« Choosa foods with iess salt (sodium).
* Keep your biocd pressure at the level set by your health care provider.
« Keep your blood glucose in the targel range, if you have diabetes.

kidneys

J1

(Top]
CKD and My Health

How does my health care provider know i have CKD?

Chances are, you feel normal and were surprised 1o hear that you have CKD. It is called a “silent™
disease, because many people don't have any symptoms until their kidneys are about to fail. The only
way to know is lo gel your kidneys checked with biood and urine lests,

1. A blood test chacks your GFR, which telis how weil your kidnaeys are fiilering. GFR stands for
glomerular filtration rate. Page 82 Attachment 14
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Z. A urine test checks for albumin. Alhumin is a protein thal can pass inlo the urine when the
kidneys are damaged. See picture below.

inside a healthy kidney Inside a damaged iidney
blood blocd
flizer filter
urine vrine

@ b
These two tests are usad to monitar CKD and make sure that treatment is working. See CKD:
Tracking My Test Results.
What causes CKD?

Diabeles and high blood pressure are the mosl commaon causes of CKD.

Your providar will look at your heaith history and may do other tests. You need to know why you have
CKD, so your treatment can address the cause of the CKD.

What medicines are used to treat CKD?

People with CKD ofien take medicines to lower blood pressure, control blood glucose, and lower blood
cholesterol. Two types of bloed pressure medicines—ACE inhibitors and ARBs—may slow CKD and
delay kidney failure, even in peopie wha don't have high blood pressure. Many peaple need to take
two or more medicines for their blood pressure. They also may need to take a diuretic (water pill). The
goal is ta keep your blood pressure at the level sat by your health care provider.

Do | need to change my madicines?

Some medicines are nat safe for peopie with CKD. Other medicines need ta be taken in smaller
doses. Tell your provider about all the medicines you take, including aver-the-counter medicines {those
you get without a prescriplian), vilamins, and supplementls,

Can CKD affect my health in other ways?

Psople with CKD often have high blood pressure. They can also develop anemia {low numbar of red
bleod cells), bone disease, malnutrition, and heart end blood vessel diseases.

What tests will help track my CKD?

The blood and urine tesls used to check for CKD are aiso used to monitor CKD. You need to keep
track of your test resulls to see how you're doing.

Track your blood pressure.

If you have diabetes, moniior your blood glucose and keep il in your target range. Like high blood
pressure, high blood glucose can be harmful to your kidneys. See CKD: Tracking My Test Resuis.

Will | have to go on dialysis?

Some people live with CKD for years withoul going on dialysis. Others progress quickly to kidney
failure. You may delay dialysis if you follow your provider's advice an medicine, diet, and lifestyle
changes.

If your kidneys Iail, you will need dialysis or a kidney transpiant Lo maintain health. Most people with
kidney failure are treated with dialysis.

Wil | be able to get a kidney transplant Instead of golng on dialysis?

Page 83 Attachment 14

hiips:/Awvww.niddk nih. gov/haalth-Information/health-communication-programs/nkdep/a-z/kidnay-disaase-mean-for-me/Pagesidefault.aspx




8/28/2017 Chronic Kidney Disease {CKD) Basics | Nationa! institute of Diabetas and Digestive and Kidney Diseases {NIDDK)

Some peopie with kidney failure may be able 10 receive a kidney transpiant. The denated kidney can
come from someone you don't know who has recently died, or from a living person—a reiative,
spouse, or friiend. A kidney transplant isn't for everyone. You may have a condition that makes the

transplant surgery dangerous or not iikely to succeed.

(Top)
CKD and My Lifestyle

Pecpie with CKD ¢an and should continue to live thelr [ives in a normal way: working, enjoying friends
and femiiy, and staying aclive. They aiso need 10 make some changes as explained hers.

Do | need to change what | eat?

What you eat may help 1o stow down CKD and keep your body healthier. Some paints to keep in mind:

3

Choose and prepare foods with
less salt {sodium). Use less salt
at the table,

Select the right kinds and smaller
amounts of protein.

Choose foods that are healthy

for your heart, like lean cuts of
meat, skinless chicken, fish, fruits,
vegetables, and beans.

.

=
e
1

R

Read the Nutrition Facts Label,
espectally for sodium, to help you
pick the right foods and drinks.

Your provider may refer yau to a dietitian. Your dietitian will teach yau how to choose foods that are
eesier on your Kidneys. You will also leem about the nutrients that matter for CKD.

Do | need to change what | drink?

¢ Water — You don't need to drink mare water unfess you have kidney stones. Drink as much
waler as you normally do.

*» Soda and other drinks — If you are toid to limit phosphorus, ¢choose iight-colored soda (ar
pop), like lemon-lime, and hamemade iced tea and iemanede, Dark-colored sodes, fruit punch,

and some bottled and canned iced teas can have a fot of phosphorus,

« Julce — [f you are totd to limit potassium, drink apple, grape, or cranberry juice Inslead of

orange Juice.,

+ Alcohot — You may be able to drink small emounts of alcohei. Drinking too much can damage

the liver, heart, and brain and cause serious heelth probiems.

Is smoking cigarettes bad for my kidnays?

Cigaratle smoking can make kidney damage worse.Take staps to quit smaoking as soon e5 you can.

[Vep]

CKD: Tracking My Test Results

You ere the most important person on your heelth care team. Know your test results and track them
over lime to see how your kidneys ere doing. Bring this tabla Io yo#r heaaith care visils and ask your
age
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pravider to complete it.

Test Rasult/Date  Result/Date Resuit/Date  Resul/Date

Blood pressure
Goal: Below ____/__

GFR
Goalk: Keep from going down

uUrine Albumin
Goal: The lower the better

A1C (far people with diabetes)
Goal: Less than 7

GFR — The GFR tells you how weil your kidnays are filtering blood. You can'l raise your GFR. The
goal is to keep your GFR from going down 1o prevent or deiay kidney failure. See the dia! picture
below.

= A GFR of 60 or highsr is In the normal range.
+ A GFR below 60 may mean kidney disease.
s A GFR of 15 or iower may mean kidney feilure.

Kidney Disease

GFR

Urine albumin — Albumin is a protein in your biood that can pass into the urine when kidneys are
damaged. You can't undo kidney damage, but you may be able to lower the amount of albumin in your
urine with freatment. Lowering your urine albumin is good for your kidneys.

Blood pressure — The most important thing you can do to slow downt CKD is keep your biood
prassure at the level set by your health care provider. This can delay or prevent kidney failure.

A1C — AI1C test is a lab tesl that shows your average blood glucose ievel over the lest 3 months.
Lowering your A1C can help you to stay healthy. (For people with diabetes oniy.)

POF files require Adobe Acrobat
[¥ap]

This content is provided as a service of the National Institule of Diabetes and Digestive and Kidney
Biseases (NIDDK), part of the National Institutes of Heailh. The NIDDK translates and disseminates
research findings through its clearinghouses and educalion programs to increase knowledge and
understanding about health and disease among patients, health professionals, and the public. Content
produced by the NIDDK is carefully reviewed by NIDDK scientists and other experts.

This information is nol copyrighted. The NiDDK encourages people to share this conlent freely.

[Top]
August 6, 2014
htlps:/iwww.niddk.nih.gov/health-information/health-communicalion-programsinkdep/a-z/kidney-diseasa-mean-for-me/Pages/defauil.aspx
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Contact Us

Healih information Center

» Phone: 1-800-860-8747

» TTY: 1-866-569-1162

+ Email: healthinfo@niddk.nlh.gov

« Hours: 8:30 a.m. to 5 p.m. eastem time, M-F

For Patients and Families
For Haalth Care Professionals

Alternate Versions

« PDF Version (1.93 MB)
« Spanlsh Version
s French Version

You can also order print versions from our online catalog.

Contact the NIDDK Health Information Center

Phone; 1-800-860-8747 | TTY: 1-B866-569-1162 | Email: healthinfo@niddk.nih.gov | Hours: 8:30 a.m,
to S p.m. Eastern time, M-F

Easd

Page 86 Attachment 14
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Project Services Utilization, 77 I1l. Admin. Code 1110.Appendix B

The annual utilization expected of an ASTC is 1,500 hours per surgical or procedure room. The
proposal for this facility is to establish three procedure rooms, making the objective for
demonstrating utilization of 4,500 hours. Based upon historical utilization and proposed patient
volume, the facility shouid meet the state standard by its second year of operation,

Utilization
Service | Historical Utilization | Projected State Met
(Treatments)* Utilization Standard Standard?
Year | ASTC 1753 83% > 4500 Hours Yes
Year 2 ASTC 1928 91.2% > 4500 Hours Yes

* Average Procedure Time is 165 Minutes

There are a total number of 1,936 hours of operation in which procedures are scheduied, not
taking into consideration the scheduling of emergency procedures. The average length of time
for a procedure is 165 minutes, which includes the preparation, procedure, and cleanup time. An
evaluation was performed, as evidenced by the attached analysis, that normalized the time of
various procedures with the actual number of procedures performed to ensure a more realistic
evaluation of ulilization could be presented. The data of 1,223 unique patients with a
representative number of 1,753 total procedures is reflective of the actual historical data. Thus,
if there were no growth whatsoever, the first year number of treatments provided would be
1,753. As described throughout and as expected given the changes facing this industry, there is a
likelihood of substantial growth based upon the number of praclitioners ieaving the marketplace
without there being a correlating decrease in the care needed. Therefore, a modest predicted
increase of 10% - 175 total procedures — was outlined for the second year of operation which,
given the mathematical calculations, evidences that the facility should easily reach the state
uttlization standard by the end of its second year of operation.

10246922 v2 Page 87 Attachment 15
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Avg Total Pre

Unique Total Avg Total Sum of Total | Total Avgin | Total Avgin

Major Procadure Name Patients Encounters | Patient Time Pro;::!:re Avg Times Minutes Hours
Accessory Vein Ligation 1 1
Angiogram 244 284 1:24:40 0:12:00 1:36 96.67 457.56
Angioplasty 451 837 1:47:13 0:17:38 2:04 124.85 1741.66
Catheter Exchange 101 148 1:05:59 0:18:12 1:24 B84.18 207.65
Catheter Insertion 37 37 2:29:53 0:11:04 2:40 160.95 99,25
Catheter Removal 128 129 1:23:15 0:18:59 1:42 102.23 219.80
Catheter Repair 5 S 1:00:20 0:06:39 1:06 66.98 5.58
Catheter Replacement 1 1 1:07:30 0:16:27 1:23 83.95 1.40
Thrombectomy 117 173 2:30:34 0:18:32 2:49 169.10 4B7.57
Thrombectomy Declot 4 4 2:36:58 0:02:26 2:39 159.40 10.63
Vascular Mapping 58 58 1:30:19 0:31:33 2:01 121.87 117.80
Venogram 76 76 1:.08:14 0:19:08 1:27 87.37 110.66

1223 1753 20:57:33 12572.55 3459.57
2.75

Annual Patient Hours 1936 Baseline
Surgical Suites 3 1753 4820.75
Total Patient Surgical Hours 5808 0.830018939
Average Procedure Time 2.25 hours Year 2
Average Cleanup Time .Shours 1928 5302
Total Procedure Time 2.75 hours 0.912878788

21145333
1084955

124%9.13
5955.15
13188.1
334 9167
ags
151543
637.6
T068.267
6539867
5.1
1184108

52550 260164.1
165
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Major Procedure Name

Accessory Vein Ligation 36832

Angiogram 36147

Angioplasty 35475

Catheter Insertion 36558

Catheter Exchange 36581

Catheter Replacement 36558/36589

Catheter Repair 36575

Catheter Removal 36589

Thrombectomy 36870 37184137187 |37186
Thrombectomy Declot 37211 37212
Vascular Mapping G0365

Venogram 75820 75822175827
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Geographic Service Area, 77 Ill. Admin. Code 1110.1540(c)

There is no formula need determination for the number of ASTCs and the number of
surgical/treatment rooms in d geographic service area under the rules established by the HFSRB.

From the design of this project, it is clear that the primary purpose is to provide necessary
healthcare to the residents of the geographic service area (“GSA") in which the facility will be
located. The listing of zip codes for patients historically served by VACI should provide
sufficient evidence that at least 50% of the patients to be served reside within the irea
immediately surrounding the proposed ASTC, thus residents of the GSA. In addition, this ASTC
will also be located in a healthcare professional shortage area designated by the Health Resource
and Services Administration. The focus of the facility, as described above, will be on providing
vascular access surgical procedures.

In accordance with 77 [ll. Admin. Code 1110.1540(c)(2)(A). and listed on the accompanying
puges, is a depiction of the GSA consisting of all zip code areas that are located within 45
minutes multi-directional travel time (under normal driving conditions) of the proposed site.

That 45 minute drive time area and those zip codes are listed below. We have also included the
10-mile radius which is reflected in the proposed rules, yet to be enacted, but seems reflective of
the direction the HFSRB intends to take in consideration of these projects.
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Key Name Address City State Zip License FB F9
133 TINLEY WOODS SURGERY CENTER 17896 961th Avenue TINLEY PARK L 60477 7002652 4 18200 South LaGrange Road
116 Southwest Surgery Center 9295 West 191st Street MOKENA IL 60448 7002595 3 19110 DARVIN DRIVE
85 Orland Park Surgical Center 9550 WEST 167TH STREET ORLAND PARK 1L 60467 7002553 3
177 palas Health Surgery Center 153rd Street & West Avenue Orland Park I 4 16-059
161 Preferred Susgicenter, LLC 10 Ortand Square Drive Orland Park iL 60467 7003193 3
60 INGALLS SAME DAY SURGERY 6701 WEST 159TH STREET TINLEY PARK L 60477 7001043 4
156 Palos Hills Surgery Center 10330 Scuth Roberts Road Palas Hills I 60465 7003186 2
90 Palas Surgicenter 7340 WEST COLLEGE DRIVE PALOS HEIGHTS  IL 60463- 7002470 4
82 Oak Lawn Endoscopy Center 99521 SOUTHWEST HIGHWAY OAK LAWN iL 60453-3767 7003179 2
79 Novamed Center for Reconstructive Surgery 6309 WEST 95TH STREET QAK LAWN IL 60453-2201 7002843 2
117 Southwestern Medical Center 7456 South State Road BEDFORD PARK L 60638 7003159 3
70 Midwest Eye Center 1700 WEST ROAD CALUMETCITY L 60409- 7001393 2
41 Hyde Park Same Day Surgicenter 1644 EAST 53RD STREET CHICAGOQ i 60615- 7002884 1
111 Rush Surgicenter - Professsional Building 1725 WEST HARRISON CHICAGO L 60612 7001753 4
1 25 EAST SAME DAY SURGERY 25 EAST WASHINGTON CHICAGO iL 60602-1708 7001969 4
22 GRAND AVENUE SURGICAL CENTER 15 WEST GRAND AVENUE CHICAGO i 60610- 7003133 S
105 RIVER NORTH SAME DAY SURGERY CENTER ONE EAST ERIE STREET CHICAGO IL 60611-2737 7002090 4
8 Western Oiversey Surgical Center 2744 NORTH WESTERN AVENUE  Chicago IL 60647 7003183 2
149 South Laop Endoscopy & Wellness Center 2336 South Wabash Chicago it 60616 7003171 1
131 The Surgery Center at 900 North Michigan Avenue 60 EAST DELAWARE CHICAGD i 60611- 7002272 4
137 Goid Coast Surgicenter 845 NORTH MICHIGAN AVENLE CHICAGO iL 60611-2201 7003150 2
124 SURGICORE 10547 SOUTH EWING AVENUE CHICAGO IL 60617- 7003072 1
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KEY NAME STREET any Med-Surg PED HN STATE il F10 F11 F12
116 Palos Community Hospital 12251 South 80th Avenue Palos Heights 306 15 3210 0L 60463-000C0
7 Advocate Christ Hospital and Medical Center 9500 South Kenneth Ave Oak Lawn 384 45 3151 60453-0000 SR-22 & 5R.59
4] Franciscan 51. James Hospital & Health Center 20201 South Crawford Olympia Fields 157 5074 1L 50461
14 Advocate South Suburban Hospltal 17800 South Kedrie Avenue Hatel Crest 197 10 4697 IL B0429.0000
42 Franciscan 5t- )ames Hospital & Health Center 4 E 14th St Chicago Heights D D 2436 1L 60411
100 MelroSouth Medical Center 12235 South Gregory Sireet Alue tsland 242 5116 1L 60406-0000
68 ingalls Memorial Hospital One Ingafls Orive Harvey 298 17 1099 1L B0426-0000 Cakifornia at 15th Avenue
79 Little Company of Mary Hospital and Health Care Center 2800 West 95th Street Evergresn Park 08 W12 60642-0000
62 Maly Cross Hospital 2701 West 68th Street Chicaga 204 992 IL 650629-0000
160 5t. Bemard Hospital 326 West 64th Street Chicago 126 12 2303 1L 606 21-0000
137 Roseland Community Hospita! 45 West 1111h Sireet Chicago 77 2063 L 50628-0000
15 Advocate Trinity Hosphal 2320 East 93rd Street Chicago 158 4176 IL 50617-0000
70 Jackson Park Hosp, Foundation 7531 Storty island Avenue Chicago 44 11115100 60649-0000 240 East Ontarlo Suite 530
185 University Of Chicego Medical Center 5841 South Maryland Chicago 506 &0 3837 IL 650637-0000 W Virginia Ave & Franklin Ave
131 Provident Hospital of Cook Courny 500 East S1st Street Chicago ™ 4549 iL 60615-0000 721 East Court Sireet
155 South Shore Haspital 8012 South Crandon Chicaga 114 D 3459 1L 506 17-0000
77 LoRabida Children's Hospital 6501 5. Promontory Drive Chicago 49 60649
159 St. Anthony Hospital 2875 West 191h Sireet Chicaga 62 12 4556 1L 60623-0000 1775 Dempster Street
105 Mount Sinai Hospital Medical Center 1501 5 Caldornia Ave Chicago 165 31 16841, 60608-0000
73 John H.Stroger Hospital of Caok County 1901 West Harrison Street - Sulte 5650 Chicaga 240 26 430101L 60612-0000
109 horwegian American Hosplial 1044 North Francisco Avenue Chicapo 98 S$1727 1L 60622-0000
146 Saint Mary Of Narzareth Hospital 2233 West Divison Street Chicago 186 14 2584 1L 60622-0000 Tremant & Second Streel
162 5. Elizabeth's Hospltal 1431 Nonth Claremont Chicago 40 2360 1L 60622-D000
186 University of Minois Hospital 1740 West Taylor Avenue Chicago 20 44 284010 60612-0000 315 Hth Street
140 Rush University Medical Center 1653 West Congress Parkway Chicago 342 18 1917 1L 6061 2-0000
97 Mercy Hospital & Medica! Center 2525 South Michigan Avenue Chitago 289 01578 IL 60616-2477
108 Northwestern Memorial Hospital 251 East Huron St Chicago 530 3251 L 60611-0000 1225 Lake Street




60617

60628

60620

60619

60649

60636

60643

60629

60411

60827

60621

60616

60473

60632

60653

60426

60637

60609

60652

60478

60419

60429

60438

60466

60453

60425

60428

60443

60638

60471

60459

60406

60455

60633
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ZIP CODES

606135

30152

60472

39437

60608

60642

60445

46407

60484

36480

60422

55411

60430

60659

46320

60458

60477

60448

60624

60153

60423

90002

60623

60460

60644

60639

60626

60461

60804

60641

46406

60625

60402

60405

60457

60464

60417

46312

60501

60627

60449

60505

60655

46219

60452

60602

60805

60467

60169

60803

60640

60631

60475

60607

60654

60172

46311

63114

76137

60202

60610

46404

60482

60362

60612

60476

60605

60415
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Service Demand, 77 Ill. Admin. Code 1110.1540(d)

Historical Referrals

Enclosed is a referral letter from the Medical Director of VACI that attests to a total of 1753
procedures that have historically been referred/performed by the physicians comprising VACI
and which reflect services that will be referred to be performed at this ASTC (subject, of course,
to HFSRB approval) in each of the coming two years. Included as part of the referral letter are
the patient originations by zip code and the verification from the medical director that these

patients and procedures have not been utilized to justify any other CON application.

Zip Patient
60617 156
60628 138
60620 114
60619 83
60649 66
60636 54
60643 47
60629 46
60411 39
60827 34
60621 34
60409 32
60616 30
60473 27
60632 26
60633 25
60426 22
60637 22
60609 21
60652 19
60478 19
60419 17
60429 15
60438 14
60466 13
60453 12
60425 B
60428 11
60443 10

10246922 v2
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60638

60471
60459
60406
60455
60633
60615
60472
60608
60445
60484
60422
60430
46320
60477
60624
60423
60623
60644
60626
60804
46406
60402
60457
60417
60501
60449
60655
60452
60805
60169
60640
60475
60654
46311
76137
60610
60482
60612
60605
60415
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Grand 1331 patients
Total
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ASSOCIATES IN NEPHROILOGY, 8.C.
NEPHROLOGY AND HYPERTENSION

210 Soulh Des Plaines Street
Chicago, Ilinais 60661
(312)654-2720
PAUL W, CRAWIORD, M,D,, FASN AZZA 5. SULEIMAN, M.D,
VIJAYKUMAR M. RAD, M.D,, F.A5N. SATVA D, AHUJA, M.D, LASN,
CLARK MCCLURKIN, JR.,M.D, MARIA L SODRERO, M.D.
VINITHA RAGHAVAN, M.D, HAROLD BREGMAN, M.D., L.AC.P.
DANIEL KNIAZ, M.D,, F.A.C.P. CONSTANTINE G, DELIS, D.0.
EDGAR V. LERMA,M.D,, FAEN. KAREEN R, SIMPSON, M.D,, [LA.S.N.
RAMESH SOUNDARARAJAN, M.D., FASN, AMITABHA MITRA, M.D.
NEETIIA S. DHANANJAYA,M.D. JIM JIANLING YAQ,M.D.
MARK P. LEISCHNER, M.D. EDUARDO J. CREMER, M.D.
SREEDEVI CHETTINENI, M.D. RICHARD HONG, M.D.
CHIRAG P, PATEL, M.D., ILA.8N. LO-KU CHIANG, M.D,
MADHAV RAO, M.D, HARES{ MUNI, M.D,
APRIL KENNEDY, M.D. BOCDAN DERYLO, M.0., M Se.
RIZWAN MOINUDDIN, D.0. NIC §. HRISTEA, M.D., FASN.
NIMEET BRASIMDHATT, M.D, DONALD CRONIN, M.D,
ALY KWAN, M.D, SESAL PATEL, M.D.
MATTHEW MENEZES, M.D. SUMANTH MULAMALLA, M.D
MINHSON BUI, M.D. MARCO PAGANI, M.D,
JOSHUA TROB, M.D, JAWAD MUNIR, NLD.
TAWAD QURESHI, M.D. MOHAMMAD F'URI, M.D.
ANCA ZEGREAN, M.,
July 10, 2017

Kathyyn J. Olson, Chair

1llinois Health Facilities and Services Review Board
525 W. Jefferson Strest, 2™ Floor

Springfield, 1L 62761

Dear Chairwoman Olson:

This letter is submitted on behalf of myself and my practice, Associates in Nephrology, S.C.

This letter is to serve two separate purposes. Pirst is to offer our support to the proposed
establishment of a surgery center by Associates in Nephrology d/b/a Vascular Access Centers of
Illinois. The second is to present the following information regarding our historical usage ofthe
services they propose and he referrals we would envision sending to this facility,

In the past twelve {12) months, our nephrologists have referred 1,753procedures, The table
attached to this letter reflects the zip codes of the residence for these patients, as required by your
rules.

If the Health Facilities and Services Review Board is lo approve this projecl, we would anticipate
referring 1,800 procedures to this facility in each of the two years following the project
completion. The projected patients all come from the proposed geographic service area ofthe
proposed facility. Finally, I hereby verify that these referrals have not been used to support
another pending or approved Certificate of Need application,
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jaykumar M. Rao, MD
President
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Treatment Room Need Assessment, 77 Ill. Admin. Code 1110.1540(f)

UTILIZATION —
DEPT/ HISTORICAL PROJECTED STATE MET
SERVICE | UTILIZATION | UTILIZATION | STANDARD | STANDARD?
(PATIENT DAYS)
{TREATMENTS)
ETC,
YEAR1 ASTC 753 83% >4500 hours Yes
YEAR 2 ASTC JZ8 91.2%  [>4500 hours xes

2% Average Procedure Time is 165 minutes

There are a total number of 1,936 hours of operation in which procedures are scheduled, not
taking into consideration the scheduling of emergency procedures. The average length of time
for a procedure is 165 minutes, which includes the preparation, procedure, and cleanup time. An
evaluation was performed, as evidenced by the attached anal ysis, that normalized the time of
various procedures with the actual number of procedures performed to ensure a more realistic
evaluation of utilization could be presented. The data of 1,223 unique patients with a
representative number of 1,753 total procedures is reflective of the actual historical data. Thus,
if there were no growth whatsoever, the first year number of treatments provided would be
1,753. As described throughout and as expected given the changes facing this industry, there is a
likelihood of substantial growth based upon the number of practitioners leaving the marketplace
without there being a correlating decrease in the care needed. Therefore, a modest predicted
increase of 10% - 175 total procedures — was outlined for the second year of operation which,
given the mathematical calculations, evidences that the facility should easily reach the state
utilization standard by the end of its second year of operation.
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Service Accessibility, 77 Ill. Admin. Code 1110.1540(g)

This application will, inevitably, receive a negative finding on the criteria of service accessibility
because it is unquestionable that other surgery centers exist within the identified GSA that are
not meeting the established utilization targets reflected in Board rules. This is not unexpected
and is a challenge virtually all applications face.

As discussed in the alternatives section and as this Board has come to iearmn from the multitude of
applications seeking to establish ASTCs dedicated to vascular access procedures, this care is
fundamentally necessary to an unfortunately growing and evolving patient population struggling
maintain their health and wellbeing. A ‘solution’ that is dependent on another ASTC or hospital
with a focus beyond vascular access surgical procedures demonstrates the reality that these
procedures, based upon the high Medicaid population and lower reimbursement model than other
specialties, often find themselves being ‘bumped’ for more profitable procedures.

The fundamental changes in the reimbursement model for these procedures has compelled a
restructuring of this aspect of care. As alongtime leader within the industry, VACI has
concluded that a dedicated ASTC is the fur more cost effective option when compared to a
hospital surgical suite and is the best course of action to ensure quality patient care.
Accordingly, the reasonable expectation is that the demand for these services is going to be
substantially higher while the number of facilities designated or designed to perform these
procedures is not sufficient. We truly believe that to meaningfully assess this issue requires
going beyond the numbers to determine whether or not these services are truly needed within the
community and whether those needs can practically and principally be met by existing facilities.

Accordingly, we invite the Board members to look past the question of whether or not capacity
exists at other facilities and to evaluate the core question of whether there is a need for this
project and whether or not it will increase access to necessary care for a vulnerable patient
population. We believe the answers to all of these inquiries is yes, this project warrants
approval.
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Unnecessary Duplication / Maldistribution , 77 1ll. Admin. Code 1110.1540(h)

The core question behind the criteria is whether there are facilities that have the capability of
meeting the needs of this patient requiring regular and ongoing vascular access procedures in the
immediate area of the proposed site. The answer is no. A ‘solution’ that is dependent upon
another ASTC or hospital with a focus that goes beyond vascular access surgical procedures
introduces the reality that these procedures, based upon the high Medicaid population and lower
reimbursement model than other specialties, often find themselves being ‘bumped’ for more
profitable procedures. As discussed in the alternatives section, these patients require regular
access 10 care that is fundamentally necessary to maintaining their health and wellbeing.

The fundamental changes in the reimbursement model for these procedures has required a
redesign of this aspect of care. As a longtime leader within the industry, VACI has concluded
that a dedicated ASTC is the far more cost effective option when compared to a hospital surgical
suite and the best course of action to ensure quality patient care. Accordingly, the reasonable
expectation is that the demand for these services is going to be substantially higher where the
availability of facilities designated or designed to perform these procedures is not. We truly
believe that to meaningfully asses this issue requires going beyond the numbers to assess
whether or not these services are truly needed within the community and whether those needs
can practically and principally be met by existing facilities.

There are sufficiently numerous individuals requiring dialysis and seeking care for end stage
renal disease that there is a substantial need for these services that does not deem likely (o
reduce. Moreover, historically, many providers have been able to coexist in serving their patient
populations, each reserved to smaller geographic areas. This is often because of the attending
medical challenges facing these patients and the obstacles created by substantial travel. As
evidenced in the attached articles, the need for access to this care is of fundamental importance,
and this is not a time to decrease access to this care for this patient population. That is the
motivation behind this project.

None of the existing surgery centers are designed for or dedicated to serving this patient
population, making the likelihood of maldistribution minimal, nor is it going to lower the
utilization of other area providers below the established standard nor lower, to a further extent,
anyone that is currently below that standard. As this facility will be entirely dedicated to
vascular access procedures, its impact on other surgery centers should be minimal.




Staffing, 77 Ill. Admin. Code 1110.1540(i)

The facility will appoint one of the existing VACI physicians, all board certifted nephrologists,
to act in the capacity of medical director for the facility.

The staffing of the facility will consist of already employed individuals and includes the
following positions:

» 4 Registered Nurses

¢ 2 Scrub Techs

e 2 Administrative Staff

e | Vascular Care Coordinator
* | Radiological Technologist
» | Clinical Operations Director
¢ | Medical Director

o There are 38 physicians that are associated with VACI and others who refer patients and
will perform procedures at the facility, if approved.

As needed, additional staff will be identified and employed wiilizing existing job search sites and
professional plucement services.
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Charge Commitment, 77 Ill. Admin. Code 1110.1540(j)

A list of the relevant CPT Codes, procedures and charges for the proposed ASTC is outlined
below. In submitting this information, VACI verifies that it will not increase these charges

(excluding changes in the Medicare Fee Schedule) for a minimum of 24 months.

2017 CPT

37224
75710
36215
3R216
36245
38011
3s012
36120
37238

arigr
37607
7241
37242
75858
37184
37186
rne?
09967
38558
36561
36575
36556
7o
76937
36555
75801

10246922 v2

Angicgram

Angioplasty

Angloplasty/Stent

Thrambectomy

Thrambectomy/Angioplasty

Thrombectomy /Stent

Angloplasty/Central Segment

Stent/Central Segment

Vascular Embolization

Fem/Pop revascularnizatio

Angiography/Radiclogical Supervision

Selective Catheterization/Artery

Seiective Catheterization/Astery/Second order artery
Selactive Catheterization first order artery/Lower Extremity
Selectiva Catheterization/Venous

Selective Catheterization/Venous/Second Order Venous
Catheterization/Retrograde Brachial artery

Transcatheter Placement fintravascular Stent/finitial Vein
Transcatheter Placement fintravascular Stent/Additional Vein
Venous Thrombectomy

Ugatlon/Banding of Angioaccess Arteriovenous Fistula
Vascular Embolization or Qcdusion/Venous

Vascutar Embolization or Occlusion/Arterial

Transcatheter Tharapy/Embolization/Radiological Supervision
Mechanical Thrombectomy

Secandary Mechanicai Thrombectomy

Transcatheter Ratrieval of Intravascular Foreign Body
Contrast

Central Venous Catheter Insertion

Central Venous CatheterExchange

Repair Central Venous Catheter

insertion of Non-TunneledCentral Venous Catheter
Flouroscaplc Guidancefor Central Venous Access Device Placement
Uitasound Guidance

Fibrin Sheath Re moval

Radioiogical Supervision and interpretation of Fibrin Sheath Remaval
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AIN FEEPOS 24

5
s
5
5
5
5
5
5
B
§
s
5
s
5
5
5
s
s
§
5
5
s
5
]
5
5
5
s
5
5
$
b
s
5
s
5

1,200.00
2,600.00
12,000.00
3,800.00
4,900.00
34,500.00
1,600.00
S, 700.00
4,200.00
8,400.00
350.00
2,600.00
2,800.00
3.000.00
2,600.00
487.00
1,10000
8,810.00
4,400.00
4,455.00
900.00
10,000.00
16,370.00
270.00
5,000.00
3,400.00
4,202.00
050
1,450.00
1,300.00
400.00
€00.00
196.00
85.00
1,750.00
400.00
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2017 CPT

36410

. Venipuncture/Requiring Physician's Skill
75778 Angicgraphy/Radiolagical Supervision Each Additional Vessal
75860  Venography, Venous Sinus or Jugular, Cathter, Radialogical Supervision and tnterpretation

36589 Tunneled Catheter Removal
36598 Evaluation of Existing Tunneled Catheter
36593 Dedotting by Thrombolitic agent of Implanted Vascular Access Oevice or Catheter
36595 Mechanical Removal of Obstructive Matertal fram Central Venous Device
j2997 tPA
36005 injection Procedure for Extremity Yenography
G0365 Vein Mapping
75820 Venography, Extremity, Unilateral/Radiological Supervision and Interpretation
75822 Venlography, Extremity, Bilateral/Radiological Supervision and Interpretation
75827 Superior Vena Cava Anglogram/Rad|oiogical Supervision and interpretatian
93930 Duplex Scan, Upper Extremity Arteries/Complete Bliateral Study
93931 Duplex Scan, Upper Extre mity Arterfes/ Unilateral, Limited Study
93970 Duplex Sean, Upper ExtramityVeins/Complete Bilateral Study
93971 Duplex Scan, Upper ExtremityVeins/Unilateral, Limited Study
93990 Cuplex Scan of Hemodlalysis Access
99152 Moderate Sedation Initial 15 Minutes
99153 Moderate Sedation each additional 15 minutes
12250 Injection/tAidazolam Hydrochiaride
J3010 Injection/Fentanyl
Notes:

n Hospital Part B services pald through a comprehensive APC

K Nonpass-Through Drugs, paid under OPPS
N Services packaged into APC rates, na separate payment made
Q1 STV packaged code
02  Tpackaged codes
s Service not discounted when multiple
T Multiple procedure Reduction applies, Paid under QPPS
10246922 v2

Page 125

mmmmmmmmmmu\mmmmmmmmmmm

AIN FEEPOS524 MCRS!

38.00
150.00
247.00
360.00
250.00
100.00
400.00
150.00
700.00
400,00
250.00
300.00
300.00
210.00
230.00
450.00
300.00
200.00
100.00

25.00

2.00
100
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Assuranees, 77 Ill. Admin. Code 1110.1540(k)

Associates in Nephrology, SC d/b/a Vascular Access Centers of lllinois hereby attests, in
accordance with the provistons of 735 ILCS 5/1-109, that it will implement a peer review
program to evaluate whether patient outcomes are consistent with quality standards as
established by the relevant professional organizations. In the unlikely event that the outcomes
experienced do not meet or exceed those stundards, it also verifies that it will initiate appropriate
quality improvement plans,

As evidenced below, the project projects to meet the utilization standard for ASTCs by its second
year of operation.

—____ UTILIZATION —
~ DEPTJ HISTORICAL PROJECTED | STATE MET
SERVICE UTILIZATION UTILIZATION | STANDARD | STANDARD?
{PATIENT DAYS)
(TREATMENTS)
ETC.
"YEART | ASIG 1793 83% >4500 hours Yes
[ YEAR 2 ASTC T8 91.2% >4500 hours Yes

There are a total number of 1,936 hours of operation in which procedures are scheduled, not
taking into consideration the scheduling of emergency procedures. The average length of time
for a procedure is 165 minutes, which includes the preparation, procedure, and cleanup time. An
eviluation was performed, as evidenced by the attached analysis, that normalized the time of
various procedures with the actual number of procedures performed to ensure a2 more realistic
evaluation of utilization could be presented. The data of 1,223 unique patients with a
representative number of 1,753 total procedures is reflective of the actual historical data. Thus,
if there were no growth whatsoever, the first year number of treatments provided would be
1,753. As described throughout and as expected given the changes facing this industry, there is a
likelihood of substantial growth based upon the number of practitioners leaving the marketplace
without there being a correlating decrease in the care needed. Therefore, a modest predicted
increase of 10% - 175 totul procedures — was outlined for the second year of operation which,
given the mathematical calculations, evidences that the facility should easily reach the state
utilization standard by the end of its second year of operation.
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Availability of Funds, 77 Ill. Admin. Code 1120.120

This project will be funded entirely through intemal sources.

The only costs related to this project are the lease of the real property, lease of the necessary
equipment, and initial startup costs related to various consultants. Those costs have alf been
outlined and incorporated within this CON application. Based upon discussion with Board staff,
the cash necessary to cover the first five-year term of the lease, and the equipment lease costs for
the initial five year term for this applications have been evidenced by presentation of the attached
bank statement and the accompanying affidavit verifying that these funds are explicitly available
and dedicated to the establishment of this ASTC, if approved by the HFSRB.
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BankofAmerica'@f
Merrill Lynch

Commere-al Banking
Bank of America, NA

August 25th, 2017

Dear lilinois Health Facilities Planning and Review Board: .

Associates in Nephrology, 5C has maintained a banking relationship with Bank of America for
over ten years. As of August 25, 2017, Associates has a cash balance of $2,340,184 which is
avallable for funding its vascular access center doing business as Vascular Access Centers of
illinois. Additlonally, Associates has an unused credit line of $1,500,000 which also s available

for thls purpose.

Ryan E. Miller
Senlor Vice President
Bank of America

135 South LaSalle Streer, Sulte 715

Chicago, 1L 60603

0 Recycied Paper
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A
Vaseular Access Centers of Hifnais |
2608 W, Addison Vascular 9730 5. Western Ave. Suite GR-32
Chicago, IL 6018 Evergreen Park, IL 60805
Phone: 773-756-333 Phone: 708-229-8660
Fax: 773-549-1717 Fax: 708-229-8660
August 28, 2017
Kathryn J, Olson
Ilinois Health Facilities and Services Review Board
525 W, Jefferson Street
2™ Floor
Springfield, IL 62761
Chairwoman Olson:

Already accompanying this application is verification from our banker with Bank of America
Merrill Lynch that we have more than sufficient cash funds available to ensure this project is
completely funded through internal sources. To fully address the financial viability waiver
requirements reflected in the CON application and related to the requirements of 77 [1l. Admin.
Code 1120.130, 1 hereby certify under penalty of perjury that the $1,207,344.40 in funds
necessary to complete this proposed project are designated by Associates in Nephrology S.C.
d/b/a Vascular Access Centers of Illinois (“V ACI”) for the completion of this project. These
funds are currently available, will remain available throughout the CON Process, and will remain
designated solely for the use of completing this project, subject to approval of this project by the
Health Facilities and Services Review Board.

! hereby certify that this is based upon my personal knowledge and is true and correct under
penalty of perjury, in accordance with 735 ILCS 5/1-109.

Sincerely,

CFO/Vice President-Finance
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Current Ratio
Assets / Liabilities (current)

State Standard

Result

Met Standard?

$7.418,464 / $4,472,595

_15or Greater

1.66

Yes

Net Margin Percentage

(Net Income / Net Operating Revenue) x 100 |

(34,835,334 / $1,146,070) x 100

3.5% or More

23.7%

_ Yes

Long-Term Debt to Capitalization
(Long-Term Debt/LTD + Net Assets) x 100

0/8%2,181,704
Note: There is no {ong-term debt

80% or less

0%

Yes

Projected Debt Service Coverage

Net Income Plus (Depreciation plus Interest
plus Amortization)/Principal Payments plus
Interest Expense for the Year of Maximum
Debt Service after Project Completion

($4,835,334/ $0) - cannot divide by zero
Note: there is no Debt Service

1.75 or more

Yes

Days Cash On Hand
Cash / (Operating Expense / 365)

$2,181,704 / ($3,843,450/365)

45 Days or More

207.18

Yes

Cushion Ratio

Cash / Principles Payments plus Interest

$2,181,704 / $386.150

3.0 or More

5.65

Yes

10246922 v2
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MONTEREY PROFESSIONAL CENTER
AMENDED AND RESTATED OFFICE LEASE
FOR
ASSOCIATES IN NEPHROLOGY, S.C.

An Illinois Corporation,
doing business as Vascular Access Centers of Illinois

1701 WEST MONTEREY AVENUE
SUITES 7-12
CHICAGO, IL 60643
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AMENDED AND RESTATED OFFICE LEASE
MONTEREY PROFESSIONAL CENTER

THIS AMENDED AND RESTATED OFFICE LEASE {the “Lensc") is cntcred into as of the ___ day of

, 2017 (The “Effective Date™), by and between AIN Investments, LLC, an linots limited liability

company ("Landlord"), and Associates In Nephrology, S.C. an Hlinois corporation, doing business as Vascular

Access Centers of THinois (" Tenant"), for the term, at the renial and subject to and upon all of the terms, covenanis
und agreements in this Lease.

RECITALS

WHEREAS, Moulerey Professionsl Center, LLC (the “Original Landlord") and Tenani entered into sn
Office Lease dated os of November §, 2016 (the “Origing! Lease™} for Suiles 9-12 of the office center development
known as thc Monterey Professional Center located at 1701 West Monterey, Chicago, illinois and legally deseribed
on Exhibit A-} attached hereto {the “Center™);

WHEREAS, Landlord acquired the Center from Original Landlord on December 15, 2016 and at Tenant’s
request Landlord negotiated a (crmination of the then existing Office Leases with Roseland Community Hospital for
Suites 7 and 8 of the Center;

WHEREAS, Landlord and Tenaot have agreed to enler into this Amended end Restated Lease to add Suites
7 and 8 to the Original Lease for Suites 9 through 12 inclusive at the Center and to amend and restete in its enlirely
the Original Lease as of the Effective Date of this Lease. Subject to eny surviving obligations under the Original
Lease, from and afler the Effective Date the riphts obligations of the partics shall be governed by the terms and
provisions of this Lease.

NOW. THEREFORE, for good and valuabie consideration, the receipt and sufficiency of which the parties
hercby acknowledge, ihe parties apres as follows:

ARTICLE 1 - PREMISES

Sectien 1.1 — Premises Defined.

Landlord hereby leases to Tenent and Tenant hereby rents from Landlord those certain premises known as Suites 7-
12, comprigiug epproximately 7,855 square feel of rentable space (Ihe “Premises” or “Leased Premises”) situated in
the City of Chicago, County of Cook, State of Illinois as shown on Exlibit B attached hereto. The Leased Premises,
together with the land legally described on Exhibit A+ attached hereto and (he improvements thereon owned by
Landlord, comprise the Center. "Fhe Cenler contains 16,255 square fect of rentable space and is depicted on the site
plan set forth on Exbibit A-2 attached hercto (the "Site Plen"). Subject to Article 20, the Leased Premises are legsed
together with the right to use, on a non-exclusive basis and in cnmmon with olleer tenants of the Center, the parking
and other common aress of the Cenler,

Section 1.2 — Condition of Premises,

Subject to the terms and conditions hereinafter sel forth, and in consideration of the Rents (as hereinafler defined)
and the tenns, covenants, conditions and sgreements contnined herein, Landiocd does itercby lease, rent, let and
demise to Tenant, and Tenan! does hereby take and hirc from Landlord, the Leased Premises, together wilh all
appurtenences, fixtures and other fcilities used in connection with the operation or occupancy of the Leased
Premises and all alterations and additions thereto and restoralions and rcplaccments thereof. The porties
acknowledge that Landlord is leasing the Leased Premises to Tcneat on an “AS IS-WHERE IS basis wilhout
representation or warranty whatsoever except as specifically set forth herein,
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ARTICLE 2 - POSSESSION

Section 2.1 — Delivery of Premiyes.

Tenent received possession of the Premises on December 16, 2016 (the “"Possession Date").
ARTICLE 3 - TENANT'S WORK

Scctlon 3.1 — Tenant’s Work Defined.

The contractor selected to perform the work necessary lo prepare the Premises for Tenant's Permitted Use (as
defined herein) which is penerally described on Exhibit D attached hereto (“Tenant’s Work™) shall be approved by
Landiord and provide a satisfuctory certificate or certificates from an insurance compeny cvidencing workmen's
compengation coverage, builders risk insurance in amounts reasonably ecceptable to Landlord, and insurance
coverage insuring Landlord against public liability and property damage to any person or property, an or off the
Leased Premiscs, arising out of and during the completlon of Tenant's Work.

Section 3.2 — Tennnt Permits and Licenses,

Tenant shall apply for and obtain, at Tenant's sole cost and expense, (i) ail permits (collectively, the “Building
Permits”) required under applicable taw for the performance of Tenant's Work, prior to the commencement of
Tenant's Work, and (ii) all licenses and other approvals (the “Licenses,” the Building Permits tnd the Licenses are
collectively referred to herein as the "Required Permits”) required under applicable law for the operation of a
medical office in he Leased Premises solely for the purpose of the Permitted Use, prior to the date Tenant
commences the Permilted Use in the Leased Premises. Tenant shall provide Landlord with copies of all applicalions
and othes materinls filed with any governmeatal or private enlitics in conneclion with obtaining (he Required
Permits, on the date such msterials are filed Tenant shall deliver copies of the Requlred Permits to Landlord
immediately upon its receipt of the same. Notwithstanding snything contained herein to the contrary, Tenant shall
not have the right to modify the existing zoning of the Leased Premises, the Center including but not limited 1o, any
zoning map amendments, PUDs, vorisnces, exceptions, or specizl use permits, without the prior written consent of
Landiord which consent may be wilhheld or delayed by Landlerd in Lendlord’s sole and absolute discretion,
Landlord will cooperate with Tenan('s reasonable requests, if any, in the procurement of the Required Permits.

Section 3.3 — Improvement Allowance,
Landlord shall reimburse Tenant up to Fifly Thousand Two Huadred Fifty 00/100 ($50,250.00) Dollers plus a credit

up ta Twenty Thousand 00/100 {$20,000.00) Dollars for the actual oul of pocket costs for the demotition of existing
intesior demising walis, Bxtures and equipment located in the Leased Premises necessery for Tenant to complete
Tenant's Work, to be used solely, and for no other reeson, 83 an sllowance for improvements (“Improvement
Allowance™), the nature and location of which are more fully described in Tenant’s Work. For federal incame tax
purposes, Landlord and Tenant agree that Landlord is the tex owner of Tenent's improvements construcled with the
Improvement Allowance, Provided Tenant is not in default hereunder, Londlord will disburse the Improvement
Allownnce (o Tenant within thirty (30) deys after the latest of:

() completion of the improvements required to be made by Tenant zccompanied by evidence of
payment, including lien waivers therefor, and Tenan('s scquisition, ot its scle cost and expense, of
an unconditional, permanent certificate of occupancy;

(i) the Term Commencement Date;

{ini) the execution and detivery 10 Landlord of an estoppel certificate.

In the event the Improvement Allowance is not paid within thirty (30) days of the delivery of items (i), {ii) and (iii)
above, Tenant mey offset such amount agoinst rent due under the Lease. Further, Tenant will be entitled (o interest
on the unpaid sums afler the due date at the Lease Interest Rate until paid or eredited (as hereinafier defined).
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ARTICLE 4 - LEASE TERM

Scction 4.1 - Commencement Dates.

The term of this Lease (“Lease Term™) shali commence on July 1, 2017, being hereinafter referred to as the “Term
Commencement Date” even though Tenant does not snlicipate completion of the Temsnt's Work by the
Commencement Date. The obligation of Tenent to poy Minimum Rent {as defined in Article 5 of this Lease) shali
commence and accrue o3 of and on the Tenm Commencement Dale and ‘Tenant's obligation to pay its Pro Rata Share
{as defined in Article 8 of this Lease) of Real Estate Taxes, Insurance Payments and Common Area Charges shall
commence and accrue as of the Term Commencement Date, 1t is further understood and agreed that, as of 12:01
n.m. on the Possession Date, and continuing throughout the Lease Term, Tenant shall comply with, und perform, on
a timely basis, all of the obiigations and liabilities imposed on Tenant under the terms of this Lease.

Section 4.2 — Leage Explration Date and Extension Option.
The term of this Lease shalt end on the Inst day of the [fifth (5th)] consecutive Lease Year (as that term ig defined

befow in Section 4.3 of this Lease) following the Term Commencement Dale, hereinafter referred to 55 the "“Lease
Expiration Date.” unicss terminated sooner a3 provided in this Lease. Tenant shali have {three (3)] options lo extend
the Term each for an additional five (5) years (each, an “Extended Term") by providing written notice to Landlord
no iater than {one hundred eighty (180)] days prior to the expiration of the then-current Term.

Scction 4.3 — Lense Year.,

The term “Lease Yesr," as referred (o in this Lease, means a period of twelve (12) cansecutive calendar months.
The first Lease Year sholl begin on the Term Commencement Date if the Term Commencement Date accurs on the
first doy of the calendar month; or, if not, then the firt Lease Year shall commence on the first day of the first
calendar month after the Term Commencement Dote. Each succeeding Lease Year shall commence upon the
anniversaty of the commencement date of the first Lense Year.

ARTICLE 5- RENT

Section 5.] — Rent Defined.
For all purposes under this Lease, “Rent"” shall be deemed to mean, on & collective basis, Minimum Rent and

Tenant's Pro Rata Share of Real Estate Taxes, Insurance Payments and Commion Arez Charges, and any and ail
other suma or payments, of any nature whalsoever, due from Tenant to Landlord under the terms of this Lease.

Section §.2 — Minimum Rent,

Tenant agrees to pay to Landlard as “Minimum Rent”, without nolice or demand or setoff of any kind, except as
otherwise expressly provided in this Lease, the monthly sum as set forth in Section 5.4 beiow, in ndvance, on or
before the fitst dny of each snd every successive calendar month during the Lease Tern. Rent and other charges to
be paid to Landlord under this Lease for any period less than one (1) month shall be prarated on a per diem basis.
All Rent and other charges due under this Lense shall be payable to Manterey Professional Center LLC, 1050 E.
95™ Sircet, Chicago, Illinois 60619, Attention: Mr. Albert Comejo, or at such other place as Landlord may from
time to time designate in writing to Tenant.

Scction 5.3 — ACH Processing,
! Tenant fils to timely pay Minimum Rent two (2) timed in any twelve (12) month period during the Leaze Term,

then at Landlord's option, lo be exercised by prior writtes notice to Tenant, Tenant agrees and scknowledges that
the Rent shall be paid via “"ACH" processing through the primary operaling account of Tenant as and when such
nmouats are due and owing under thin Lease, ond Landlord and Tenant shali exccute and deliver such forms and
dacuments as mey be necessary to effectuate this provision. Notwithstending the foregoing, Landlord shail not have
direct access (o Tenant's sccounts and such ACH transfera shall be set up by Tenant. Tenant further agrees and
acknowledges that it shail maintain sufficient deposils in the designsted account in order to provide for the Rent
payments pursuant to this Lease, and further, that if any Rent debit is not accepted or permitted by Tenant or by the
financial institution where Tenant's deposit account is loceted and/or the same is returned unpaid or partially paid,
tiven such payment will be considered delinquent under the terms of this Lease.
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Section 5.4 — Minimum Rent Amounts.
Minimum Rent shall be peysble during the Lease Term as follows:

Term
Primary

Leuse Year
|

2
3
4
5

Rent

Base Rent Discount
$20,00 $2.00
$20.40 $2.00
$20,81 $2.00
$21.22 $2.00
$21.65 $2.00

Effcetlve
Net Rent
$18.00
$18.40
$18.81
$19.22
$i0.65

Aunual I!C!

Rent
$141,390.00

3144,532.00
3147,752.55
$150,973.10
$154,350.75

Monildy
Net Rent

$11,782.50
$i2,044.33
s12312.71
$12,581.09
$12.862.56

Tenant shiall pay for all water, gas, eleciric, heat, light, power, sewer charges, telephone service, medical waste
removal and all other services and utilitics supplicd to the Leased Premises, together with any taxes thereon, each of
which shall be separatcly metered to Tenant, Tenant sheil arrange and pay for all utilitics or services at the Lensed

Premises.

Section 5.5 — Exlended Term Minimum Rent Amounts,

If Tenant exercises ils option to renew this Lease pursuant to 4.2, Minimum Rent shell be payable during the
Extended Term(s) as follows:

Term
Option Team |

Option Term 2

Oplion Term 3

Lease

Year

o\DN-IO\

13
14
15

16
17
18
19
20

Base
Rent
$22.08
$22.52
$22.97
$21.43
$23.90

$24.38
$24.87
$25.36
$25.87
326,39

$26.92
$27.46
$28.00
528.56
$29.14

ARTICLE 6 - SECURITY DEPOSIT

Rent Effective
Digcount Net Rent
50.00 $22.08
$0.00 $22.52
£0.00 $22.97
$0.00 32343
30.00 $23.90
50.00 $24.38
$0.00 $24.87
$0.00 $25.36
$0.00 $25.87
$0.00 $26.39
$0.00 $26.92
$0.00 $27.46
$0.00 $28.00
$0.00 $28.56
$0.00 $29.14

Annual Net Rent

$173,438.40
$176,849.60
$180,429.35
$184,042.65
$187,734.50

$191,504.90
$195,353.85
$199,202.80
$203,208,85
$207,293 45

$211,456.60
$215.698.30
$219,940.00
$224,338.80
3228,894.70

Monthly Net Rent

$14,453.20
$14,741.22
315,035.78
$13,336.89
315,644.54

$15,958.74
516,279.49
$16,600.07
$16,934.07
$17,274.45

$17,621.38
$17.974.86
$18,328.32
£18,694.90
$19,074.56

[Upon execution of this Lease, and subject to Landlord’s review and appraval any pravision of this Lease, including,
but not limited to, the provisions relating to payment of Rent or any monetary sums due hereunder, if permitted by
law, Landlord may (but will not be required 10) require Tenant to increase the Security Depasit by one {1) month of
tolal Rent due, including CAM and Real Estate Taxes, for the payment of any Rent or any such monetary sum in
defult or any ather amount which Landlord may spend or become obligated to spend by reason of Tenan('s default.
Tenant's failure to do so will be a material breach of this Lease. Landlord will not be required to keep the Security
Deposit separale from its genera! funds, and Tenant will not be entitled to interest on the Security Deposit. Ef Tenant
is not then in defaull, the Security Deposit or any balance thercof will be retumed to Tenant (or, at Landlord's
option, to the last nssignee of Tenant's interest hereunder) within thirty (30) days following the expimtion of the
Lease Term. £ Tenant is in default under his Lease, the Security Deposit will be held until after Tenant has vacated
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the Leased Premises, subject to Landlord's rights to apply or use the Security Deposit as described herein. 1 there is
a termination of Landlord's interest in this Lease, Landlord will transfer the Security Deposit to Landlord’s successor
in interest, whercupon Tenant agrees that Landlard will thereupon be released from all liability for the return of such
deposit or the accounting therefor provided that the successor in interest assumes Landlord's obligations under This
Section.]

ARTICLE 7 - COMMON AREA MAINTENANCE AND TAXES

fon 7.1 — Commo ca and Common Area Char efined.

The term “Common Ares” meens the entire areas designed from time lo tiime by Lendlord for comion use or
benefit for the occupants of the Center including, but not by way of limitation, parking lots {pcrmanent and
temporary), landscaped and vacant areas, pessages for trucks and aulomobiles, sreawnys, roads, watks, roof, curbs
and courts logether with fecilitics such as drinking fountains, steirs, ramps, shelters, and loading docks, with
facilitics appurtenant to each, and common utility facilities, whether within or cutside of the Center, but excluding
any rentable office space. The term “Common Area Charges” menns all costs of operation, maintenance, repair,
replscement and management of (he Common Area, including without limitation the foliowing:

() All insurance premiums for fire, extended coverage, public linbility snd any other insurance that Lendlord
reasona bly deems necessary with regard to the Center with no deduction for depreciation; public liability insurance;
worker's compensation; terrorism; property damege insurance; rent loss insueance; and any other costs incurred in
the placing of said insurance;

(ii) All reasonabie costs to maintain and repair the downspouts and gutters of the buildings, the utility systems,
lines, conduits and appurtenances thereto serving the buildings or other improvements, parking lots, signs, lighting,
sidewalks, driveways and other areas used in common by the tenants or occupants of the Center;

(iii) Any parking charges, utilities, surcharges, or my other costs or expenses levied, assessed or imposed by or
at the direction of or resulting from statutes oc reguiations or judiciol or administrative interpretations thereof,
promulgated by any governmental authority in connection with the use or occupancy of the Leascd Premises or the
parking facilities serving the Leased Premises;

(iv) All reasonable costs and cxpenses of operating and mointeining the common areos (hereinefier defined) of
the Center, all reasanabie costs to supervise, administer and muinlain the parking lot, sidewalks, fences, driveways
and other areas used in common by the tenants or occuponts of the Center. Such cost and expense may include, but
not be limited to, all sums incurred in connection with operating, repairing, iighting, cleaning, painting, removing
snow, ice, debris, and surface waler, scwer, striping, securily, electronic intrusion and fire control devices and
tclephonic alert system devices, inspecting, traffic consultents and traffic reguiation, directional sigas, equipment
depreciation, fidelity bonds for personnel, insurance sgrinst liability for defamatico and claims of false rrest
occurring in and sbout the Center, regulntion of traffic, fees for perntits and liconses:

(v) Walcr, drainage and sewerage, wages and benefits of employees and other employee expenses and fringe
benefita (including social security taxes, uncmployment insurance faxes, and any other cosl or expense which
Landlord pays or incurs to provide benefils for employzes so engaged in (he operation, management, maintenance
and repait of the Center), all costs and expenses of plantings and replacing fowers, shrubbery, and planters, and ail
cosfs and cxpenses of maintaining curbs, sidewnlks, walkways, parking surfaces, landscaping, drainage, utililies,
motor vehicles, machines and equipment, and lighting facilities;

(vi) 1f the parking lot is replzced, only the annual amortized cost of the replacement, using a 7 year period, will
be included in comman area charges, aod the tenant will only be charged for amortized costs falling due during the
Lease Term (for the purpose of this paragraph, an overlay or restripping of the drive and parking arcas shall be
considered a maintenance item not subject o amortization);
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(vii)  The cost of maintaining and operating {including, without limitation, electrical costs) any monument sign
for the Center, (he cost of roof repair and maintenance, supplies, sundrics, salcs or use tax on supplics or sundries,
telcphone service, intemnet service cost, poslage, and office supplies, waste removal service, window clesning,
janitorial service, and painting, repair, meintenance, and replacement of any monument or pylen signage;

(viii)  The cost of maintaining and repairing Lhe rooftop HVAC Systems, whether regularly scheduled or
otherwise. If the HYAC System is replaced, only the annual antortized cost of the replacement, using a S-year
period, will be included in common area charges, and (he tenant will only be charged for amortized costs falling due
during the Lease Term. Notwithsionding the foregoing, (he installation of the new rooflop HVAC Sysiems by
Landlord as part of Londlord's Work shall not be subject to reimbursement to Landlord since it is part of Landlord’s
agreed upon Lendlord’s Work;

(ix) Other costs as Landlord may reosonably determine are required for the proper maintenance of the Common
Areas and the facilities located in said Common Areas. Common Aren Charges shall also Include o management
and/for administrative fee in an amount equal to five percent (5%) of the gross revenues from the Center in the cvent
a third party manager is retained or three percent of (lie gross revenuc from the Center if the manager is affiliated
with Landlord; and

(x) Other costs, expenses or charges, whether or not hereinbefore meationed, which in accordance with
generally accepted sccounting and management principles, would be considered as an expense of owning,
managing, operating, maintaining or repairing the Common Arcss. Notwithstanding, Common Area Charges shall
not include those items listed in Exhibit G.

Section 7.2 -~ Taxes Defined.

“Real Esinte Taxes" shall mean and include il real esiate taxes, assessments, special taxes, special assessments,
persanal property taxes, special servite area assessments or {axes, end other governmental impositions and chorges
ofevery kind and nature whetsocver (except income, franchise, capital stock, federal and state estate end inheritance
taxes and taxcs bascd upon receipt of rentals, unless the taxes based on reccipt of rentals is & gross tax and is enacted
in licu of Real Estute Taxes), extraordinary as well as ordinary, foreseen and unforeseen, present or future, end each
and every ingtaliment (hereof which shall or may, during the Lease Term, become due and payeable or arising in
connection with, the ownership, use, occupancy, or possession of, or du¢ or payable out of or for, the Center or any
part thereof. The amount of Renl Estale Taxcs altributable to any calender year of the Lease Term shail be the
amount of Real Esinte Taxes payable with respect to such year as opposed to those taxes which accrue or become a
lien during the Term, it being the express intenticn of the parties thal Real Eslate Taxes be passed through to Tenent
and (here shall be no further oblipation to pay Real Estate Taxes which become duc nnd payable after the Leasc
Term. Real Estate Taxes for any partial year shall be prorated. Tenanl's obligotion for pnyment of Real Estate
Taxes shall survive the expiration or earlier tennination of the Lease Term.

Section 7.3 — Tax Protests.

Tenant agrees that Londlord may include in Res| Estate Taxes all reasonable costs and expenses incumed by
Landlord with respect to any efforts oa the part of Landlord or Landlord’s representatives to minimize, reduce,
protest, negotiate, or adjust any real estate (ax bill, tax assessment, or assessed veluation with regard to the Center
including, withont limitation, the cost of appraisals, witness fees, nnd sttomays’ fees, not to exceed market cherges
for such work. Notwithstanding anything to the contrary contained in (his Lease, in no cvenl, and under no
circumstances, shall Tenant have any right to conlest or protest any Real Estnte Taxes or other taxes levied nnd
assessed sgoninst the Center or the Leased Premises during the Lense Term or any extension thereof.

Scction 7.4 -~ Personal Property Taxes,
Tenant will pay before delinquency nll taxes, assessments, license fees and public charges levied, assessed or

imposed upon or measured by the value of its business operation or ity furniture, fixtures, leasehold improvements,
if any, and othcr property at any lime situated on or installed in the Leased Premnises by Tenant. If at any time
during the Lease Term any of the foregoing are assessed as a part of the real property of which the Leased Premises
are & part, Tenant will pay to Landlord upon demand the amount of such additional taxes as may be levied ngainst
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said real properly by reason thereof ag reasonably determined and apportioned by Landlord, Landlord shall provide
evidence reasonably satisfactory 1o Tenant of ils apporiionment of such laxes.

ARTICLE B ~ ADDITIONAL RENT

Secction 8.1 — Estimated Payments,
From and after the Term Commencement Date, and continuing thereafier throughout the Lease Term, Tenant shall

prompliy pay to Landlord, wilhout demand and 2s Rent under this Lease, 48.32% (*Pro Rate Share”) of Common
Area Charges and Real Estate Taxes in an amount to be reasonably estimated by Landlord and to be adjusted
periodically (but nat more then two (2) times in any twelve (12) consecutive months during the Lease Term) based
upon Landlord’s actual cost and cxpenses. An amount equai lo 1/12th of Tenani's Pro Rata Share of Landlord’s
estimate of the current Common Area Charges and Real Estale Taxes (“Additional Rent"} shall be payable in
advance Fom aod after the Term Commencement Dale and continuing thereafier throughout the Lease Term on the
first day of each calendar month and & proportionate sum for partial montha, if any, at the beginning and end of the
Lepse Term. The enticipated Additional Rent for the firat Lease Year shall be Five Thousand Two Hundred
Seventeen and 03/100 ($5,217.03) Dollars per month for the period between such commencement and the following
December 31st, and Tenant shall pay such Adjustments on &8 monthly basis concurrently with the payment of Rent.
Notwithstanding anything contsined herein to the contrary, annual increases in Controliable Common Area Charges
shall be capped at five (5%) pereent over the previous year (“Controllabic CAM Cap”). “Controllable Common
Area Charges” are thosc Common Area Charpes that do not inciude expenses for snow and ice removal, common
utilities, sod insurance.

Section 8,2 - Reconcilintion Statement,

Tenant wili continue to make monthly Additional Rent payments untl] notified by Landlord of a change thereof By
March 1t of each year, Landlord will give tenant & statement showing the total sctual Additional Rent for the
Center for the prior calendar year and Tenant's pro rota share thereof, provaled, during the first year of the Lease
Term, from the Rent Contmencemnent Date,

If the total of the Additional Rent paymnents which Tenant has made for the prior calendar year is less than Tenant's
actual share of such Additional Rent, then Tenant wili pay the difference in one lump sum within ten (10) days after
receipt of such statement from Landlord and will concurrentiy pay the difference in monlhly paymenls made in the
then calendar year and the smount of monthly payments which are then caiculated as monthly Additional Reat based
on the prior years’ experience. Any overpayment by Tenant will be credited towards the monthly Additional Rent
nexl coming due or will be promptly refunded 1o Tenont, at Landlord’s option. The actual Additional Rent for the
prior year will be used for purposcs of caiculating the cstimated monthly Additional Rent for the then current year
with actual detcrmination of such Additional Renl after each calendsr year as above provided, except that in any
year in which resurfacing of the parking area or driveways or rooFrepair ia contemptated, Landlord will be permitted
to inctude the anticipated cost of smne as part of the estimated monthly Additional Rent and in any year following a
year during which the Center was not assessed as fully completed for real estale tax purposes, Landlord may
estimale the amount of the real cstate taxes on a fuily assessed basis. Though the Lesse Term has expired and
Tenont has vacated the Premises, when the final delermination is mede of Tenant's share of snid Additional Rent for
the year in which this Lease terminates, Tenant will immediately pay any increase due over the estimated Additionel
Rent previously paid and, conversely, any overpayment made will be immediately refunded by Landlord to Tenant.
Failure of Landlord to submit statements as cailed for herein will not be deemed to be a waiver of Tenant's
requirement t0 pay sums as herein provided.

Tenant, upon al least ten (10) days prior written notice te Landlord, shail have the right to audit all of Landlord’s
biils and records relating to the Common Arca Charges and Reai Estale Taxes, but not more then cnce per twelve
(12) month period. 1fthe parties are unable to resalve any dispute as to the correctness of such Landiord's Common
Area Charges statement within ninety (90) days foliowing such notice of objection, either party may refer the issues
raised to an independent firm of certified public accountants selected hy Temant and reasonably acceptable to
Landlord, and the decision of such accountants shall be conclusively binding upon Landlord and Tenent. The fees
and expenses refating lo such procedurc shall be borne by Tenant, unless such audil reveals that Tenant's paymients
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for Common Area Charges or Real Estate Taxes exceed Tcnant’s actual Pro Rate Share of Common Area Chacges
and Real Esiate Taxes by mare thon five percent (5%), in which case Landlord shall pay all of Tenant's out of
pocket costs and expenses relating to the audit; and in no event shall Tenant's cost of audit include transportation,
lodging or meal costs or be perforited on a contingency basis. Ifthe sudit correctly reveals that Tenant's payments
for the Common Area Charges or Taxes were excessive, Landlord shall credit such averpayment against Rent to be
paid by Tenant hereunder, or, if such averpayment is discovered after the end of the Term, Landlord shall rcfund the
excess to Tensnt togelher with such statement.

Notwithstending anything herein to the contrary, if Landlord fails to bill Tenant for any Common Area Charges or
Real Estate Toxes within twenty-four (24) months of the date that such charges are incurred, then Tenant shall not
be required to pay such Common Area Charges or Real Estate Taxes.

ARTICLE 9 - USE

Section 9,1 — Permitied Use.

Tenant shall use the Leased Premises for only & medical office use, including nephrology services to patients
suffering from hyperteasion, dinbetes, kidney disorders and end-stage renal disease and subject to all requisite
consenls by povernmentzl pgencics, an ambulatory surgery center. Nolwithstanding anything contained in this
Lease 1o the contrary, Teaant shall not do or permit anything to be done in or sbout the Leased Premises which will:
(i) incrense the existing rate of, or affect, any fire ur other insurance policy for the Center of which the Leased
Premises are g pari, of cause & cancellalion of any insurance policy covering the Center, or any part thereof, or any
of its contents (and Laodlord represents that, lo its knowledge, the Permitted Use shall not do so); (ii) obstruct or
interfere with the rights of other tenants or occupants of the Center; (iii) allow the Leased Premises to be used for
any unlswiil purpose; (iv) cause, mainisin or permit any nuisance in, on or aboul the Leased Premises; (v) violate,
or cituse Landlord to violate, a then existing or fulure exclusive, restricted, or prohibited use of any olher tenant or
the rights of any other tenant of the Center, except that Tenant may use the Leased Premises for The Permitted Use;
(vi) constilute waste in or upon the Leased Premises; (vil) violate, or ceuse Landlord to violate, any lerms or
provisions of this Lease, or any regulations, statutes or ordinances, including, but not limiled o, any zoning laws
(ond Landlord represents that, to its knowledge, the Permitied Use shall not do so). Tenant agrees thet it will not use
or permit its employees, agents or invitees to use the Leased Premises for any use or purpose in violation of any
governmental law or authority gnd that Tenant will at its sole cost and expense promptly comply with all laws,
stalutes, ordinances and governmental rules, regulations and requirements now in force or which may hereafler be in
force and with the requirementa of any board of fire underwriters or other similar body now or herea Rer constituted
rclating to the condition, use or accupancy of the Leased Premises, excluding changes not celating to the Permitted
Use. Landlord agrees that during the Lease Tenn and during any Extended Term, Landlord shall not lease or permit
any portion of the Center to be occupied by any party providing nephrology services lo patients which include 2
vasculal access center, end-stnge dialysis treatment or a home dialysis teeatment program.

Section 9.2 — Landlord Warranties,

Landlord shall ensure that on the Commencement Date the roof an the Premises will be liee from lenks. Landlord
represents andd warrants to Tenont that an the Possession Date the Center and the Premises, arc in compliance with
all povernmental or regulatory requirements that affect the Center, including zoning, parking and land use those
under the Americas With Disabilities Act ("ADA"); provided, however, Tenant will be responsible for code
compliance as it relates to Tenant’s Work to make the Premises including ADA compliance. Landlord represents
and warranis to Tenant that there are no exclusive use restrictions or prohihitions that limit or conflict with Tenant’s
Permilted Use. Tenant aclnowledpes that neither Landlord nor any ngent of Landlord has made any representalion
or warranly with respect to the Leased Premises or the suitability of the Leased Premises or the Center for the
conduct of Tenant's business, nor has Landiord agreed to unclertake any modification, alteration or improvement to
the Leased Premises, except as specifically provided for in this Lease, The taking ol possession of the Lensed
Premises by Tenant will conclusively establish that the Leased Premiscs were ot such time in satisfactory condition.
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Scction 9.3 ~ Prohibited Uses.
Notwithstanding anything contained in this Lease 10 the contrary, il is specifically acknowledged and agreed by

Tenant that the following uses by Tenant shall be psohibited in the Leased Premiscs:

A. Tenant may not display or sell merchendise or allow carts, postable signs, devices or any other objects lo be
stored or to remain outside the defined exterior walls and permanent doorweys of (he Leased Premises. Tenont
further agrees nol to install any exterior lighting, ampliGers or similar devices or use in or about the Leased Premises
any advertising medium which may be heard or seen outside the Leased Premiscs, such as flashing lights,
aearchlights, loudspeakers, phonographs or radio broadcasts.

B. No merchandise, equipment or services, including, but not limited to, vending machines, promotional
devices and similar items, shall be displayed, offered for sale or lease, or slored within the common arcas of the
Cenfer. Notwithstanding anything contained in this Leasc to the contrery, Tenent shall not serve any food or
beverages outside of the Leased Premises nor shall any patio area or other outdoor seating area be created or used,
without the prior written approval of Landlord, which spproval may be wilhheld in the absolute discretion of
Landlord.

C. Tenant will not do or permit anything lo be done in or about the Leased Premises which will in eny way
unreasonably obstruct or interfere with the rights of other tenants or occupants of the building of which the Leased
Premises may be & pact or use or allow (he Leased Premises to be used for any unlawful purpose, nor will Tenant
cause or mainlain any nuisance in, on or about {he Leased Premises. Tenant will oot commit or allow 1o be
committed any waste in or upon the Leascd Premises. Tenant will keep the Lensed Premises in 2 clean and
wholesome condition.

D. Tenant will not ellow the Leased Premises to be used for a bank, ATM or loan office; family dental care;
obstetrics and gynecology, pastroenlerology or laboratory, except for routine lsbaratory scrvices performed in a
private physician’s office. In addition to the foregoing, Tenant will not use the Leased Premises for eny non-
professional office use, including, but not limiled to a retaii store, day care, hair selon, spa, restaurant or
enlertainment venue,

ARTICLE 10~ UTILITIES

Tenant shall pay for all water, gas, electric, heat, light, power, sewer charges, telephone service, medical waste
removal and all olher services and utilities supplied to the Leased Premises, together with any lexcs thereon, each of
which shall be separalely metered to Tenant. Tenant shall pay all clectric charges for its exterior building signs, if
any {but not the Monument Sign). Tenant shall arraoge and pay for all utilities or services at the Leased Premises
used hy it or its agents, employees or contractora. Ifany such utilities snd/or related scrvices are not separately
metered or assessed, or are only partially separately metered or assessed, and are used in common with other tenants
in (he Center, Tenant will pay to Landlord a proportionate share of charges for such utilitics and/or related services
s determined in the sole and nbsolute discrction of Landlord. In addition, Tensnt shall be responsible for
installation of separate meters for space within the Leased Premlses which is sublet by Tenant in accordance with
the terms of this Leese, at Tenant's sole cost and expense. Tenant shall be responsible for contractiag directly with
alt suppliers of utility services, In the event that any charge or fee is required hy the Staie of ilinois or City of
Chicago, or by any agency, subdivision or instrumentality thereof, or by any utility company or other entity
furnishing services or utilitics to the Leased Premises, as o condition precedent to farnishing or continuing to furnish
utilitics or services to the Leased Premises, such charge or fee shall be deemed to be & ulility charge payable by
Tenant. The provisions of this paragraph shall include, but shall not be limited to, any charges or fees for present or
future water or sewer capacity lo serve the Leased Premises, any charges for the underground installation of gas or
other utilitics or services, and other charges relating to the extension of or change in the facilities necessary to
provide the Leased Premises with adequate utility services, The intervuption or curtailment of nny service csused by
uny event, other than Landlord’s intentional misconduct, shall not constitule constructive eviction and shall not
enfitle Tenaut 10 puy abatement of rent or any other claim againat Landlord.
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ARTICLE 11 - MAINTENANCE AND REPAIRS

Section 11.1 — Landlord Repair Responsibility.

Londlord shall repair and maintgin tha exterior walls, concreie slab and footings and roof (provided that repair to the
roof membrane shall be included in Common Area Charges), any other structural componenis of the Center and
plumbing, pipes, electrical wiring and conduits serving the Common Areas (but not exclusively serving the Leased
Premises). However, ifthe need for such maintenance and repairs is caused, in part or in whale, by the act, ncglect,
fault or omissien of any duty by the Tenan, its agenis, servants, employces or invitees, then Tenant shall pay to
Landlord the octunl aut-of-pocket cost of such maintenance, repairs or replocements. In addition, Landlord shell be
responsible for the replacement, repair and prevenigtive maintenance of the HYAC Systems located on the roof
(provided that such maintenance shall be included in Common Area Charges). The HVAC Units to be installed by
Landlord shall be sufficient to maintain interior temperatures between 65 degrees and 72 degrees Fahrenheit during
all wenther conditions. Further, such HYAC Units shall be maintained so that such temperatures are maintained at
all times during the Lease Term ond any Extended Term. Landlord shail not be liable for any failure to make such
repoirs or to perfarm any maintenance or replacements unless sucit fallure shall persist for more than thirty (30) days
afler written natice of lhe need for such repsirs, maintenance or replacements is given to Landlord by Tenanl, unless
an emergency shail exist, in which case Landlord shail commence the repair promptly aRer receipt of notice from
Tennnt. Subject to the provisions contained in this Lease, there shall be no abatement of Rent, and no liability of
Landlord by renson of any injury to, or interferenice with, Tensnt’s business arising from the making of any repairs,
alterations or improvements in or to any portion of the Center or the Leased Premises or in or to fixtures,
appurtenances and equipment therein. The provisions of this paragraph shail not apply in the casc of damage or
destruction by fire or other casunlty or a taking under the power of eminent domain. Except as expressly provided in
this Lease, Landlord shell not be obligated to make repaira, replacementa or improvements of any kind in or to the
Leased Premises, or any equipment, facilities or fixtures contained therein, which are the responsibility of Tenant.

In the event of an emergency {an event threatening life, safety or property, which requires a repair o be made within
twenty four (24) hours ("Emergency Repairs”), Tenant may make reasonabic and necessary Emergency Repaics on
Landlord's behalf to eliminate the emergency condition, which will be reimbursed by Landlord within thirty (30)
days of Tenant's submission of an invoice therefor, provided that Lendlord reasonably agrees in writing to the cost,
quality and nature of tlve Emergency Repairs made by Tenant,

Section }11.2 — Tenant Repair Reaponsibility,

Tenent shall, at Tenant's sole cost and cxpense, keep the Leased Premises and every part thereof in good condition
and repair and maintein (except as otherwise specifically provided in Section 11.1 with respect to Lundlord’s
responsibilities) including, without limitation, the maintenance, replacement snd repair of any interior walls, mcial
storefront, sipnage, floors, ceilings, plate plass, partitions, doors, doorways, locks, window casements, fixtures,
glazing, plunbing, pipes, electrical wiring and conduils serving (he Leased Premises, os well as all lighting and
plumbing fixtures and systcmns, lifc safety systems, and all clectrical and fire protection systems installed by Tenaxt
or serving the Leased Premises and including space around ducts, pipes, vents or other parts of the HVAC Systems
and plumbing systems which protrude through the roof of the Leased Premises and equipment end appurtenences
thereto. Notwithstanding anything contained herein to the contrary, Tenant shakl, at Tenant's sole cost and expense,
(except as otherwise specifically provided in Scction 11.1 with respect to Landlord’s responsibilities) repair the
fteating, ventilating and air-conditioning systems (collectively "HVAC Systems”), provided Tenant must engage
Landlord’s HVAC contractor or obtain Landlord’s writien approval for an alternate contractor, which approval shall
not be unreasonably withheld. Any damage to the Leased Premises or adjocent premises caused by Tenant’s use of
the Leased Premiscs shall be immediately repaircd by Tenant, to Landlord's satisfaction, at the sole cost end
expense of Tenant. If Tenant refuses or neglects 1o commence and to complete any or all of the repairs,
replacements or maintenance required under this Lease promptly and adequately, Landlord mey, afler notice to
Tenant, but shall not be required to, make and complete said repairs and Tenont shail pay the cost thereof, together
with & ten percent (10%) administrative expense, to Landlord, upon demand, as additional rent under this Lease.
Without limiting Tenant's repair responsibilitics or any other obligation uader this Lease, Tenant shall install and
maintain hair traps, filters and other screening devices and any other devices required by applicable codes and
ordinsnces to prevent clogging pipes or plumbing or any damege lo pipes and plumbing. No representations or
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warranties respecting the condition of the Lensed Premises, or the Center have been made by Landlord to Tenant
except as specifically set forth in this Lease, Tenant shali provide Landlord with five (5) days prior written natice of
any non-structural maintenance, replacentent or repair to the Leased Premises as provided above, including without
limitation, the mechanical, clecirical or plumbing systems and HVAC Systems, whose costs shall exceed $5,000
(“Repair Natice”) and Tenant shall not perform said work without the prior wrillen consent of Landlord, which
consent shall not be unreasonably withheld or delayed. Notwillistanding anything contained hercin to the contrary,
Tenant shail nol perform any structural repair, replecement or maintenance to the Center or the Leased Premises
inctuding without limitation the roof, foundation or exterior walls, without the prior written consent of Landlord
which consent may be withheld or delayed in Landlord’s absolute discretion. All repairs made or performed by
Tenant pursuant to this Section £1.2 shall be performed in accordance with Article 12 below,

Section 11,3 — Condition Upon Expiration of Lease Term.

Upon the expiration or carlier termination of this Lease, Tenant will surrender the Leased Premises broom clean,
ordinary wesar and tear and loss by fire or other casualty or condemnation excepled.

ARTICLE 12 - ALTERATIONS AND ADDITIONS

Section 12,1 — Landlord Alterations and Additions.

Landlord hereby reserves the right, st any time and from time (o time, to make changes, alterations or additions to
the Center, its parking lot and other Common Areas, including, but not limited to, construction of edditional
buildings aud improvements, or to change the size, shape or dimensions of lke Center, Landlard also reserves the
right, from time to lime, to construct other buildings, structures, kiosks or improvements, inciuding, but nat limited
to temporary scaffolds and cther aids to construction, Landlord shall not unreasonobly nbstruct or impede nccess to
or the use of the Lessed Premises or the parking area or reduce the number of parking spaces available to Tenant. [f
as a resuit of Landlord's changes, eiterations or additions to the Center, the rentable square footage of the Center is
permunently increased, then from and after the date of such increase, Tensn('s Pro Rata Share shall be
proportionalely adjusted.

Prior to the Term Commencement Date, Landlord will complele “Landlord’s Work" as described in Exhibit E to
Tenant's reasonable satisfaction. Tenant will notify Landlord at least thirly (30) days prior to completion of
Tenant's Work as described in Exhibit D and will cooperate with Lendlord in the instaifation of the replacement
renflop HVAC units as described in Exhibit E which will occur afler Tenant has completed all necessary HVAC
distribution systems installation,

Section 12,2 — Tenant Alterations and Addltions,

Except as otherwisc specifically provided in this Lease, Tenant shall not, at any time during the Lease Term, make
any alterations, decorations, additions, or improvements to the Leased Premises (cech, an “Aleration™ and
collectively, “ Alterations™) (1) in excess of $5,000 far any one Alieration, (2) in excess of $10,000 in any period of
iwelve (12) consecutive months during the Lease Term, or (3) which affect the structural components or electrical,
plumbing or lifc safety systems servicing the Leased Premises, the HVAC Systems or the roof or facade of the
Leased Premises, without Landlord’s prior written cansent, which consent to interior non-structura) AHterations shall
not be unreasonably withheld, but consent to exterior or structural Alterations may be withheld or delayed by
Landlord, in its sole and absolute discretion unless Tenant apgrees to oddress any reasonable concerns raised by
Landlord in which case such consent shall not be unrcasonably withheld. In the event that Landlord consents to the
performance of any such Alteretions, Landlord may impose on Tenant whatever requirements or conditions
Landlord may reasonably deem appropriate in connection with the performance of such Alterations {e.g. insurance,
performance bond, lien waivers, plans and specifications, use of licensed contractor, permits and licenses).

Scction 2.3 — Prior Notice to Landloyd.

No Alterations to the Leased Premises for which Landlord's consent is required shall be commenced by Tenant until
Tenant kas furnished Lendlord with fingl plans and specificotions for Landlord's approval and a satisfoclory
certificate ar certificates from an insurance company evidencing worlkmen’s compensation coverage, builders risk
insurance in amounts acceplable to Landlord, and insurance coverage protecting Landlord against public liebillty
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and property damape to any person oc property, on or off the Eeased Premises, arising out of and during the making
of such Alterations in accordance with Exhibit D of this Lease. Any Alterations by Tenant hereunder shall be
performed in accordance with Exhibit D and (i) in a lien fee, good and workmanlike manner by licensed and
bonded contractars, (ii) in compliance with afl applicable governmental laws, statutes, ordinances or regulstions, and
(i#i) in a manner which does not (a) weaken or impair the value of the Center or (b) void any wamranty applying (o
the Center.

Section 12.4 — No Liens.

Tenant shall not cause or permit any mechanic's licn (o be filed ngninst the Leased Premises or Center by reason of,
or due lo, or as a result of, any work, labor, services, or materlals performed at, or fumished to, the Leased Premises,
by, or on behalf of, the Tenant, or to anyone holding the Leased Premises through or under Tenanl, 1f any such
mechanic’s lien shall at any time be filed, Tenant shall immedialely cause the same to be discharged of record by
payment, bond, order of a court of competent jurisdiclion or otherwise; provided, however, that Tenant shall have
the right to contest any and all such licns provided the Supesior Mortgagee consenls to such contest and evideace of
security whick is reasonably satisfactory to Landiord and the Superior Mortgages, is delivered to Landlord and
Tenant diligently pursues the dismissal of such lien. Tenant shall cause such lien 1o be dismissed within sixty (60)
days from the filing date of said lien. Subject to the immediately preceding sentence, in the svent thot Tenent fails
to cause any such lien to be discharged within sixty (60) days after being notifted of the filing thereof and before
judgment or sale thereunder, then, in addition to any other right or remedy of Landlord, Landlord may, but shall not
be obligated to, discharge the same by paying the amount claimed (o be due, or by bonding or ather proceeding
reasonably deemed appropriate by Landlord, and the amount so paid by Landlord, together with all costs and
expenses (including, but nol limited 10, reasonable altorncy’s fces), reasonably incurred by Landlord in procuring
the discharge of such lien, shall be deemed to be Additional Rent and shall immediately became due and payable by
Tenant to Landlord on the first day of the next following month. IF requested by Landlord, Tenent shail execulte and
return any undertaking or indemnity in favor of a (tilla company required by said (itle company in order to issue
exlended title caverage (including, but not limited to, any extended coverage for possible mechanic’s liens coused
by Tenent) to auy of Landlord’s lenders or to any third party buyer of the Center and/or such buyer’s lender.
Landlord shall also cavse the Guarantor, if any, to execute and return said indemnity andfor undertaking,

ARTICLE 13- INDEMNITY AND RELEASE

Section 13.1 - Indemnity.
Tenant shall, and docs hereby, indemnify, protect, defend and hold harmless Landlord and Landlord’s mocigagee

and their respective members, managers, partners, shareholders, officers, agents and emplayees (collectively, the
“Indemnified Parties’™) fom and against any and all claims, damsges, liabilities, abligations, losses, causes of action,
costs and expenses {including, but not limited to, altomeys” fees and court costs) (collectively, the “Claimg™)
suffered or incurred by any or all of the Indemnified Parties and arising from or as a result of (x) Tenant’s or
Tennnt’s officers, agents, conlractors, cmployees, puests, or invitees use of the Leased Premises and/or Center, or
from the conduct of Tenant’s business, or from any activity, work, or other things done, permitted or suffered by the
Tenant in or about the Leased Premises andfor Cenler; (y) aay breach or defzult in the performance of any abligation
on Tenant’s part {o be performed under the terms of this Lease; or (z) any wrongful act or negligence of Tenant, or
any oflicer, agent, contractor, employee, guest or invitee of Tenant. In the event any action or procecding is brought
against any or all of the Indemnified Parties by reason of (x), (¥} or (z) above, thea Tenant, upen natice from any
Indemnified Parties, shall defend the same at Tenent's expense by counsel reasonably satisfactory ta Landlard.
‘Tenant, as 8 material part of the consideralion to Landiord, hereby assumes all risk of damage to property or injury
to persons in, upon or about the Leased Premises andfor Center from any cause other than Landlord’s gross
neglipence or intentiona! misconduct, and Tenont hereby waives all claims in respect thercof agaiast Lundlord.
Tenant sholl give prompt notice 1o Landlord in case of casualty ar accidents in or about the Leased Premises. The
insurance that Tenant is required to camy pursuant to Article 15 of this Lease shall include coverage of Ibe foregoing
coniractun! indeminity.

Landlord shall, and does herehy, indemnify, protect, defend and hold harmless Tenant nnd Tenant’s members,
tnanogers, parinera, shaveholders, officars, agenls and employces (collectively, the “Tenant Indemnified Porties™)
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from and against sny and all Claims suffered or incurred by eny or all of the Tenant Indemnified Parties and arising
from or a5 a result of {a) any uncured breach or defimll in the performance of any obligation on Landlord's part to be
performed under the terms of this Lease; or (b) any wrongful act of Landlord, or any officer, agent, contractor,
employee, guest or invites of Landlord, but only to the extent attributable to such wrongful act. In the event any
aclion or proceeding is brought against any or all of the Tenent Indemnified Parties by reason of (a) or (b) above,
then Landlord, upon notice from any Tenant Indemnified Parlies, shall defend the same pursuant 1o Landlord’s
insurance,

Section 13.2 — Hold Harmless,

Except for the negligence or intentional acts of Landlord, Lendlord will not be linble for injury or damage wliich
may be sustaimed by lhe person, goods, warcs, merchandise or property of Tenant, its employees, invitees or
customers, caused by or resulting from fire, steam, electricily, pas, water or rain, which may leak or flow from or
Into any part of the Leased Premises, or from the breakage, leakage, obstruction or other defects of the pipes,
sprinklers, wires, eppliances, plunbing, air condilioning or lighting fixtures, whether the damage or injury resuits
from conditions arising upon the Leased Premises or upon other portions of the Center of which the Leased
Premises are a part, or from any other source without distinction as to the person whose act or neglect was
responsible for the damage and whether the demage was due to any of the acts specifically enumerated above, or
from any other thing or circumstance, whether of a like nature or of a wholly different nature, the pariies agreeing to
look to insurance for coverage over said dainages and losses.

ARTICLE 14 - ENVIRONMENTAL

Section 14.1 — Environmental Definitions.

“Environmentai Laws” shall mean and include all federal, state and focol statutes, ordinances, regulations and rules
in effect and a8 amended from time to time relating 10 environmental quality, heaith, safety, contamination and
cleanup, including, without limitation, the Clean Air Act, 42 U.S.C, Section 7401 et seq.; the Clean Water Act, 33
U.5.C, Scction 1251 et seq., and the Water Quality Act of 1987; the Federal Inseclicide, Fungicide, and Rodenticide
Act ("FIFRA™), 7 U.S.C. Section 136 et seq.; the Merine Protection, Research, and Sanctuaries Act, 33 US.C,
Section 140! i seq.; the National Environmental Policy Act, 42 U.S.C. Scction 4321 et seq.; the Noise Control Act,
42 U.5.C. Section 4901 et seq., the Occupational Safety and Health Act, 29 U.5.C, Scction 65! et seq.; the Resource
Conservation and Recovery Acl ("RCRA™), 42 U.S.C. Section 6901 et seq., as amended by the Hazardous end Solid
Wasie Awendments of 1984; the Safe Drinking Water Act, 42 U.S.C. Section 300f ct seq.; the Comprehensive
Environmental Response, Compensation and Liability Act ("CERCLA"), 42 U.S.C. Section 5601 el seq., &s
amended by the Superfund Amendmeals and Reauthorization Act, the Emergency Planning and Community Right-
to-Know Act, and the Radon Gas and lndoor Air Quality Rescarch Act; the Toxic Substances Controi Acl
(*TSCA™), 15 U.S.C. Scction 260! et seq.; the Atomic Enerpy Act, 42 U.S.C. Section 2011 ct seq., and the Nuciear
Waste Policy Act of 1982, 42 U.S.C. Section (0101 et seq.; and the Environmental Protection Act of Itlinois
(“IEPA™), IIL. Rev. Stat. ch. 111 1/2, para. 1001 el seq., and state 2nd {ocal superlien and environmentat statutes and
ordinances, with implementing regulations, rules and guidetines, as any of the feregoing may be amended from time
to time. Envionmental Laws shall also include all stale, repional, county, municipat, and other local laws,
regulations, and ordinances insofar as they are equivalent or similar to the applicable federal laws recited above or
purport to regulate Hazardous Malerials (as hereinafter defined).

As used herein, the term “Hazardous Substence” means (i) any “hazardous substance™ defined in the Comgprehensive
Environmenta] Response Compensation and Liabilily Act, 42, U.S.C. Sec. 9601 et seq., as amended, (*"CERCLA"),
(ii} petroleum, petroleum products, natural gas, natural gas iiquids, tiquelfied natural gas, or synthelic gas, or {iii) any
other substance or malerial that is deemed {0 be llazardous, dangerous, toxic or a pollutent under any federal, state or
local law.

Section 14.2 — Environmental Compliance,

During the Lease Term, Tenant shall comply at its sole cost and expense with all Environmental Laws in the
disposal, storsge, treatmenl, transport, handling, and management of any Hazardous Malerials on the Leased
Premises, or the Cenler. Provided, however, ‘Tenant shall nol take any action that wouid subject the Leased
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Premises, or the Center lo the permit requirements under RCRA for storage, treatment or disposal of Hazardous
Materials without Landlord's prior written consent, which msy be withheld in its sole discretion. Tenant shalt not
dispose of Hazardous Materials in Jumpsters provided by Landlord for tenant use, and Tenant shall not discharge
Hazardous Materials into drains or sewers located on the Leased Premiscs, or the Center, Further, Tenant shall not
cause or allow the Release of any Hazardous Materials on, to or from the Leased Premises, or the Center, and
Tenant shall arrange ot its sole cost and expense for the lawful transportation and off-site disposal of “medicat
waste” at permilted landfills or other pennitted disposal focilities in accordance wilh all applicable Environmental
Laws, I Tenant'’s management of Hazardaus Materials a1 the Leased Premises, or the Center (i) gives rise to
liability or to a Claim under any Environmenial Law, or any common law theory of tort or otherwise, (i) causes &
threat to, or cndangers, the public health, or (iii) creales a nuisance or trespass, Tensnt shall, at its sole cost and
expense, promplly take ali applicable action in response so as lo comply with all applicable Environmental Laws
and eliminate or avoid any ligbifity claim with respect thereto. Notwithstanding any provision of this Article 14 to
the contrary, Tenant shall have the right 1o use small quantitics of Hazardous Materials for medical or cleaning
purpeses, provided that any such use complics with zil applicable Environmentat Laws,

Sectjon 14.3 — Environmental Indemnity,

Notwithstanding anything contained in this Lease lo the contrary, Tenant shal} reimburse, defend, indemnify and
liold Landlord, and its beneftciaries, officers, direciors, shareholders, members, managers, cmployees, and agents,
free and harmless from and against eny and al} Claims, response costs, losses, liabilities, damages, costs, and
expenses, including, without limitotion, loss of renta! income, Joss due to business interruplion, and reasonable
attomeys' fees and costs, arising cut of or in any way connected with Tenant’s management or release of Hazardous
Materials on, to or from the Leased Premised or the Center.

Landlord, to the best of its knowledge as disclosed to Tenant in tha Phase | Environmental Assessment prepared by
Nable & Associatcs, Inc. dated Oclober 31, 2006 and the Phass [l Subsurface Investipation Report prepered by
Pioneer Environmental Services, LLC dated July 10, 2015, rcpresents and warrants to Tenant thet as of the
Possession Date the Leased Premises and the Center complies with al! Envirenmental Laws. Landlocd shall
reimburse, defend, indemnify and hold Tenant, and its bencficiaries, officers, directors, shareholders, members,
managers, employees, and agents, fiee and harmiess from and against any and al! Claims, response costs, losses,
linbilities, damages, costs, and expenses, including, without limitation, loss of rentel income, loss due to business
interruption, and reasonable altomeys' fees and costs, arising out of or in any way connccled with preexisting
enviroamental conditions and viclatians of Environmentn! Laws at the Center unless caused by Tenant,

ARTICLE 15 - INSURANCE

Scction 15.1 - Insarance Limits,

Tenant will, at Tenant's expense, oblain and keep in force duriag the term of this Lease a policy of commercial
pencral liobilily insurance insuring Tenant (and Landlord 3 an additional insured), against any liability for injury or
death arising out of the ownership, use, accupancy or maintcnance of the Leased Premises snd ali ercas appurtenant
thereto with a combined single limit of not Jess than $1,000,000 for bedily injury, death or property damage and
medical expenses in an amount not less than $5,000.00 per person, per accident. Tenant may, at its option, obtain en
umbretia liability policy sufBcient to provide aggregale genera! liability insursnce in an amount not less than
$3.000,000, provided that said insurance will have a landlord's protective fiability endorsement attached thereto.
Tenant shall also obtain Workers’ Compensation Insurance in smounts required by applicable laws, statutes,
regulations and ordingnces and emplayet’s liability insurance covering all persons employed in connection with any
work conducted on or about the Leased Premises with limits of not less than $100,000 each accident, $500,000
disease policy limit, and $100,000 disease per empioyee, and other insurance as required by any Employee Benefit
Act or other applicable statute. In sddition, Tenant shall obtain other nmounts of insurance coverape snd types of
insursnce coverage which at the time are commonly cbtained in the case of property simiiar to the Leased Premises
in the Chicago Metropolitan Area as reasonably determined by Landiord. All Tenant policies shell be written as
primary policies not contributing with and not in excess of Landlord’s coverage.
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Section 15.2 — Builder's Risk.

Before any alterations, edditions, improvements or consinuction are undertoken, Tenant shall carry and maintain, ot
its expense, and Tenant shall require any contractor pertorming work on the Leased Premises to carry and muintain,
ot na expense to Landlord, in addition to worker's compensation insurance as required by the jurisdiction in which
the Center is lacated, All-Risk Builder's Risk Insurance in the amount of 100% of the replacement cost of the
Tenant's Work including the proposed alteration, In no event will Tenan( allow a contractor to perform work with
less than $500,000 af Builder's Risk Insurance.

Section 15,3 — Proof of lusurance,

Tenant will deliver to Landloed, prior to execution of this Lease, certificates evidencing the existence and amounts
of such insurance with loss payable clauses reasonably satisfactory to Landlord. No policy will be cancelable or
subject to reduction of coverage except upon not Jess than thitty (30) days' prior wrilten notice to Landlord. All
insurance shall be issued by companics licensed fo do business in Iinois and rated by Best’s Insurance Reports not
less than A-/VIIL. If Tenant fails to procure and maintain said insurance, Landlord may, after notice to Tenant, but
will not be required to, procure and maintain same, but ot the expense of Tenant. In such event, Tenant will
reimburse Landlord for the cost of such insurance upon demand with interest ot the Lease Interest Rate {defined
below)., Insurnnce required hereunder will be in companies reasonably acceploble to Landlord.

Scction 15.4 — Waiver of Subrogation.
Landlord and Tenant hereby mutually waive their respective righta of recavery against cach other for eny loss

comipensated for by fire, extended coverage and other property Insursace policies existing for the benefit of the
[ respective parties.  Each party will apply to its insurer to obtain said waivers and will secure any special
! endorsements if required by its insurer to comply with the provisionas of Article 15,

ARTICLE 16 - DAMAGE OR DESTRUCTION

| Section 16.1 — Insured Loss,
In the cvent the Leased Premises are damaged by fire, at other perils coversd by extended coverage insurance, to an
extent which is less than fifty (50%) percent of ihe cost of replacement of the Leased Premises, the damage will be
repaired by Landlord, at Landlard's expense, within ninety (90) days thereafler. In the event of any such domage
: and if (i) Landlord ie not required to repair as hercinabove provided or (ii) the Leased Premises will be damnged to
the extent of fity (50%) pcrcent or more of the cost of replscement, or (iii) the Center is damaged by more than
twenty-five (25%) percent of the aggregate cost of replacement, Landlord may elect either to repair or rebuild the
Lessed Premises or the Center or {o terminate this Lease upon giving natice of such electian in writing to Tenaat
wilhin sixty (60) days afler the occurrence of the event causing the loss, 1f the Leased Premises are untenantabie in
whole or in part as a result of a casually, there will be an abatement of the Minimum Reat in the proportion that the
untenantable space bears to the talal aren of the Leased Premises, os reasooebly calculated by Landlord, from the
date of domoge until the date Landlord completes lis work, 1f the damage is due to the fault or neglect of Tenant, ils
sgents or epiployees, there will be no abatement of Rent. In the event the damage referred to in (iii) above does not
! affect the Leased Premises, this Lease shall remsin in ful] force and cfect and Landlord shall remove the damaged
portion ol Lhe Center in compliance with applicable codes.

Secction 16.2 -~ Uninsurcd L oss.

In the event the Leased Premises or the Center are demaged as & result of ony cause other than the perils covered hy
! fire and extended coverage insurance or if the proceeds of insurance received by Landlord arc insufficient, in
Landlord's judgment, (o defray the costs of repair and restoration, then Lendlord will have the option Lo either (i)
repair of restore such damage, this Lease continuing in full force and cffect but the Minimum Rent and Additional
Rent to be propartionately reduced as stated above in Section 16.1, or (ii) give notice to Tenant &t any time within
sixty (60) days a fier such damage, terminating this Lease as of the date of such damege. In the event of giviag such
natice, this Lease wil] expire and ol interest of Tenant in the Leased Premises will tcrminale on the date 3o specified
in such nolice and the Minimum Rent, reduced by a proportionale reduction as above stated, will be psid to the daie
of such tcrmination.
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Section 16,3 — Landinrd Duty.

Notwititstanding anything to the contrary herein set forth: (s) Landlord shiall have no duty to repair or to restore any
portion of the alterations, additions or improvements owned or made by Tenant in (he Leased Premises; (b)
Landiord shali have no duty to expend for any repair or restoration in excess of insurance proceeds available for
repair or resloration and paid to Landlord so long as Lendlord has maintained at the time of the casualty full
replacement cost coverage; (c) Landlord at ail times shall be entitled (o all insurance proceeds; (d) Landlord’s lender
or mortpapes shal! be entitled to all insurance proceeds if such mortgagee or lender has the right to obtain, keep aor
apply such proceeds against any outstanding debt owed by Landlard to said mortgagee or lender, provided Landlord
has used rersonable cfforts to cause such lender to apply the insurance proceeds available for repair and restoration
ta the repair or restorntion ofthe Lensed Premises; or {c) Landlord shall have no duty to repair and restore hereunder
if the damage from casualty occurs during the last tweive {12) months of the Lease Tenn,

ARTICLE £7- CONDEMNATION

IT twenty-five percent (25%) or more of the Leased Premises will be taken or appropriated by any public or quasi-
public authority under the power of eminent domain, either party hereto will have the right, at its option, within sixty
(60) days after such taking or appropriation, to terminate this Lease upon thirty (30) days wrilten notice to the other.
If any part of the Leased Premises are so taken (and ncither party elects to terminate as herein provided), the
Minimum Rent and Additional Rent thereaker to be paid will be equitably reduced, as reasonably determined by
Londiord and Tenant. In the event of any taking or appropriation whatsoever, Landlord shall be entitled o any and
ail awards, judgments or settlements which may be given and Tenant hereby assigns to Landlord all of its right, title
and interest in any such award, judgment or settlement and Tenant sha!l have no claim against Landlord for the
value of any unexpired portion of the Lease Term. CLandlord soicly shall have the right to prosecute claims in any
condemnation proceedings. Tenant may seek an award relating to its maving expenses, and for Tenant's Work and
personal property; provided, however, in no event shall Tenant be enlitted Lo scek such awards if the granting of
such award would serve to reduce or diminish Lendlord's award. Tenont shall have no claim egainst Landlord for
the value of ony unexpired portion of the Lease Term. In no event shall Tenant pursue n claim for the lass of its
leaseliold estate.

ARTICLE 18 - ASSIGNMENT AND SUBLETTING

Tenant will not ossign, mortgage or olherwise encumber all or any part of Tenant's interest in this Lease or in the
Leased Premises, and will not sublet il or any part of the Leased Premises, without the prior written consent of
Landlord in each instance, not to be unreasonably withhekl. Any atlempted assignment, transfer, mortgage,
encumbrance or subfetting without such consent will be wholly void. No subletting or assignment, cven with the
consent of Landlord, will relieve Tenant of its obligations to pay Rent and to perform all of the other obligations to
be performed by Tenant hereundes. The aceeptance of Rent by Landlord from any other person will not be deemed
to be a waiver by Landlord of any provision of this Lease or to be consent to any assignment or subletting. Conzent
to one assignment or sublelting will nat be decmed to constitute coasent to any subsequent assignment or subletting.
Landlord’s consent to an assignment or sublease shafl not be unrcasonably withheid. In granting or denying any
sitch consent, in oddition to other factors, Landlord sholl not be deemed to have unreasonably witkheld its consent
should Landlord take into consideration the following non-exhaustive list of Rctors: () the business reputation,
financin! condition, and credit worthiness of the proposed transferee, sublenanl or essignee; (ii) any cequired
nlteration of the Leased Premises; (iii) the intended use of the Leased Premises by the proposed transfires, subtenant
or assignee; and (iv) ony other reasonabie factars which Landlord shafl deem relevant Tenant shal! provide
Landlord with at least thirty (30) days prior written notice of any proposed assighment, sublease or other transfer
together with financial statements for the proposed assignec or sublessee. Any ussignment, subletting, use,
hypothecation, inortgage, occupancy, use, transier or encumbrance of this Lense or the Leased Prentises without
Landlord's prior written consent shall be of no effect and shinll constitute o defoult hereunder. Tenant shail pay to
Landiord o $500 assignment fee plus any actual ont of pocket costs (including stiomey’s Res) incurred by Landlord
in order for Landiord to review any request for permission to assign or sublease.
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Notwithstanding anything se1 forth herein to the contrary, so long as Tenant is not then in defaull under this Lease
beyond any applicoble notice and cure periods, Tenant shall have the right to assign this Lease or to sublet all or sny
portion of the Premises without Landlord’s conseat, (i) to any parent, subsidiary, or corporate nffiliate of Tenant
with so long as Tenant remains liable under the Lease; (if) in connection with a merger or consolidation, or by any
operation of law, or pursuant to the sale of all or substantially all of Tenant's assets; or (ifi) 10 any corporation or
other entity which acquires fifty percent (50%) or more of the issued and outstanding voting stock of Tenant. Each
of the foregoing circumstances may be referred to herein as a “Pennitted Transfer”. In any of the foregoing
circumstances (i) through (iif), Tenant shall give Landlord notice of such assignment or subletiing fifteen (15) days
prior to the cffeclive date of such assignment or subletting and in the event of an assigrunent, the assignee shall
assume all of Tenant's obligations under this Lease. The foregoing shall not be deemed a release of Tenant’s
liability with regard 1o sny obligations that have accrued under this Lease prior to the effective date of such
assignment. The foregoing shall not be deemed to permit a second such assignment without first obtaining
Landlord’s written conseat as sct forth above,

ARTICLE 19 - SUBORDINATION AND ATTORNMENT

Section 19.1 — Subardination.

Subject 1o receipt of a commercially reasonable non-disturbance agreement, this Lease will be subordinate 1o sll
ground or underlying leasss which now exist or may hereafter be executed affecting the Leased Premises or the land
upon which the Lessed Premises are sitvaled or both, to all declaratioos of covenants, casements and/or restrictlons
or smendments or modifications thereof copies of which have been delivered to Tenant prior Lo the exccution of this
Lease (“Restrictions™), provided that such Restrictions do oot adversely affect the use or occupancy of the Lensed
Premises or the Center, and (o the lien of sny mottgages or deeds of trust in any amount or amounis whatsocver now
or hereafter placed on or against the land or improvements or either thereof, of which the Leased Premises are a pan,
or on or pgainst Landlord's interests or eatate therein, or on or against any ground or underlying leases. Tenant
ngrees to exccute any commercially ressonuble instruments which may be requested or required to evidence such
subordination provided that such further instruments provide for an obligation by the lessor or morigegee (o assume
the Landlord’s obligations thia Lease if such mortgagee succeeds to the interest of Landlord agrees not to disturb
Tonant’s interest in the Lensed Premises under this Lease and agrees not (o make Tenant a party 1o any foreclosure
litigation so long as Tenant is not a nccessary parly (o such litigation. Notwithstanding, contemporaneously with the
execution of this Leass, Lendlord shall cause Landiord’s leader to enter intc a commercially reasonably
subordination, non-disturbance and stiomment agreement, the form of which is as approved by Landlord’s lender.

If any mortgagee, trustee or ground lessor will elect to have this Lease grior to the lien of its mortgage, deed of trust
or ground lease, and will give written notice thereof lo Tenant, this Lease will be deemed prior to such mortgage,
deed of Lrust or ground lease, whether this Lease is dated prior or subsequent to the dote of said mortgage, deed of
trust or ground lease or the date of the recording thereof.

Scetion 19.2 - Delivery of Agreement,
Tenan! shall exccute, acknowledge and deliver with ten {10) business days of a request from Landlerd any

commercially reasonable instrument that Landlord, the lessor under sny current or future ground lease, or the holder
of any current or fislure morigage (or their respective successors-in-interest), may request in order 1o evidence such
subordination,

Scction 19.3 — Attornment.

In the cvent any proceedings are brought for default under any ground or underlying lcase or in the event of
foreclosure under any morigage or deed of trust covering the Leased Premises, and such morigagee becomes
possessed of the Leased Premises, then, condilioncd on the mortgagec's (or purchnser at the foreclosurc salc)
entering into a non-disturbanee agreement with Tenant in commercially reasonable form, Landlord and Tenant
oprees thal Tenant shall be obligated to such mortgagee to pay to it the Rent and fo thereafler comply with all the
terms of this Lease; and if any mortgagee or purchaser at a private or public sale shall become possessed of the
Leused Premises, Tenant shail, without charge, attorn to such mortgagee or purchascr as its landlord under the
Lease,
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Section 19.4 — Quiet Enjoyment.

Upon Tenant paying the Rent reserved herein and observing and pesforming all of the provisions on Tenant's part to
be observed end performed hereundes, Tenant will have quiet enjoyment of the Leased Premises during the entire
term of this Lease,

ARTICLE 20 - DEFAULT

Scction 20.1 — Tenant Defauit,
The occurrence of any of the following will constitute a detault and beeach of this Lease by Tenant:

A Any failure by Tenant to pay the rent or any other monctery sums required lo be paid hereunder where such
failure continues for seven (7) busincss days after writlen notice thereof by Landlord to Tenant;

B, The abandonment of the Leased Premises by Tenant, except in the case of remodeling, holidays or due to
Force Majeure, and excepl if Tenant delivers to Landlord prior written notice of the same and otherwise timely
performs all of its obligations under this Lease;

C. A failure by Tenanl to observe or perform any other provision of this Lease to be observed or performed by
Tenant, where such failure conlinues for thirty (30) days after written notice thereof by Landlord to Tenant,
pravided, however, that if the nature of the default is such that the same cannol reasonably be cured within said
thirty (30) day period, Tenant will not be in default if Tenant will within such period commence such cure and
thercafier diligently and continuously prosecute the same to completion;

D, The making by Tenant of any general assignment or genernl arrangement for the benefit of creditors, the
liling by or against Tenant of o petition o have Tenant adjudged a hankrupt or of a petition for reorganization or
arrangement under any law relating to bankrupley (unless, in the case of a petition filed against Tenant, the same is
dismissed within sixty (60) days); the appointment of a trustee or receiver to take possessioa of substantially all of
Tenant's assets located at the Leased Premises provided possession is not restored to Tenant within sixty (60) days;
or the attachment, execution or other judicial seizure of substantially all of Tenant's assets located at the Leased
Premises or of Tenant's intcrest in this Lease, where such seizure is not discharged within sixty (60) days; or

E. 1€ Tenant shal] falsify any report or slatement required to be furnished lo Landiord under the terms of this
Lease,

Section 20.2 - Landlord Remedies,
In the event of any such default or breach by Tenant, Landlord may at any time thereafter; in addition to any right or
remedy at law or in equity which Landlord may have by reason of such default or breach:

A, Terminate this Lease and Temamt's right of possession to the Leased Premises, and recover all damages to
which Landlord is entilled under law, specifically including, without limitation, Rent for the balance of the term, less
the fair rental value of the Premises for the balence of the Lense Term, all Landlord’s reasonable expenses of
releiting (including repairs, alterations, improvements, additions, decorations, tegel fees and brokerage
commisslons); or

B. Terminate Tenant's right of possession to the Leased Premises without terminating this Lease, in which
event Landlord shall use reasonable efforts 1o relet the Lessed Premises, or any part thereof for the secount of
Tenanl, for such rent and lerm and upan such terms and conditions as are reasonably acceptable to Landlord. For
pumposes of such releiting, Landlord is authorized to decorate, repair, alter and improve the Leased Premises to the
extent reasonzbly necessary. If the Leased Premises are relet snd o sufficient sum not be realized therefrom after
payment of all Landlord's reasonable expenses of reletting (ineludinp repairs, alterations, improvements, addilions,
decorations, legal fecs and brokerage commissions) to satisfy the payment when duc of rent reserved under this
Lease for each such monthly period, or i, aRer Landlocd atiempts to mitigate its domages, the Lensed Premises have
not been relet, Tenant will pay sny such deficiency monthly, Landlord may file suit to recover sny sums due to

n
Page 152 Attachment 37




Landlord hercunder amount duc Landlord hereunder will aot be a defense to any subsequeat action brought for any
amount not theretofore reduced to judgment in favor of Landlord. In the event Londloed elects, purstant to this
seclion, o terminate Tenant's right of possession only without terminating this Lease, Landlord may, at Landlord’s
option, with process of law, enter into the Leased Presnises, remove Tenant's signs and other evidences of tenancy,
and take and hold possession thercof: provided, such action will not terminate this Lease or releage Tenant, in whole
or in part, from Tenmnt's obligation to psy the rent reserved hereunder for the term hereof or froin auy other
obligation of Tensnt under this Lease. Any and all property which may be cemoved from the Leased Premises by
Landlord pursuant to the authorily of the Lease or of law, to which Tenant is or may be cntitled, may be handled,
removed or sioced by Landlord at the risk, cost and expense of Tenant, and Landlord will in no event be responsible
for the value, preservation or safckeeping Lhereof. Tenant will pay to the Landlord, upon demand, any and all
reasonable expenses incurred in such removal, including reasonable storage charges against such property so long as
the same will be in Landlord's pousession or under Landiord's control. Landlord's rights and remedics contained
under this Lease are cumulative, and Landlord inay pursue any and sl rights and remedies whether at the same time
or otherwige.

Scction 203 ~ Landlord Default.

Landlord will not be in defoult unless Landlord or Landlord's agent, assign or successor in interest fails to perform
ohligations required of Landlord within a reagonable time, but in no event Ister than thirty (30) days afier wriiten
notice by Tenanl {o Landlord aod to the liolder of any mortgage or deed of trust covering the Lessed Premises whose
name and address will have theretofore been furnished to Tenant in writing, specifying wherein Landlord has failed
to perform such obligationa; provided that if the nature of Londlord's obligation is such that more than thirty (10)
days ore required for per formance, then Landlord will not be in defonlt if Landiord comrences performance within
such thirty (30) day period and thereafter diligently prosccutes the same to completion. Upon the occurrence ofon
Event of Defoult by Landlord, Tenant's shall have the right to institute an oction for specific performance of the
Landlard's obligations under this Lease. In nddition, should Landlord fail to repair or maintain the Premises or the
Center pursuant to Landlord's repair responsibility in Section 11,1 of this Lease in the timeframe et forth above and
such failure materially interferes with Tenant's use of the Leased Premises (each and any such failure being herein
somelimes reforred to ag a “Landlord Default”) and if any such Landlord Defsult shall not be cured and shall
accordingly be continuing thirly (30) days foliowing written notice by Tenant to Landlord of such Landlord Detauit
(unless such defoult is not reasonably capable of being cused within such period and Landlord is diligenly
prosecuting auch cure to completion), then Tenant shall have the option (al Tenant's sole discretion) of (i) exercising
commercialiy ressonable steps (o repair or wmaintain the Premises of (he Center, and any and all such sums
reasonably expended by Tenant in connection therewith shail be paid by Landlord 1o Tenant within thirty (30) days
after invoice therefor accompanicd by evidence of payment, including lien waivers, and if Londlord fuils 10 timely
reimburse and psy same to Tenant, Tenant may, in addition to any other right or remedy thot Tenant may have under
this Lease, deduct such amount (together with interest therson at the Interest Rate from the daic of disbursement by
Tenant until the date of repnyment thereof by Landiord to Tenant) from subsequent instaliments of Rent and other
charges (iCany) that from time 1o time thereafler may become due and payable by Tenant to Landlord hescunder or
(ii) lerminating this Lease if such Loodlord Default prevents Tenant or Tenant’s agents, patients, visitors, guests,
{icenaces, invitees access to the Premises o the Permitted Use of the Premises. Absent a Laodlord Defaull, Tenant's
sole and exclusive remedy shall be to institute an action for specific performance. “This section is not intended to
limit Tenant’s abiiity lo make Emergencies Repairs as set forth in Section] 1.1, Further, in no event shall Landiord
be liable to Tenant for punitive, cxemplary or consequentizl damages, inciuding, without limitation, lost profits,
regardless of the naiure of the breach by Landloed of ils obligations under this Lease, and Tenanl waives oll claims
{or punitive, exermplary or consequentinl damages

ARTICLE 21 - PARKING AND COMMON AREA

Scetion 21.1 - Generally,
Londlord will keep the parking and common areas in reasonably good condition and repais and in a neat, clean and

orderty condition and will repair eny domage to the [acilities thereof. Tensnt ifs sgents, employees, cusiomers,
licensees and sublenants, will have the non-exclusive right in common with Landlord, and with other preseni and
future owners and tenants and their agents, employees, customers, licensees and sub-tenants, to use up o thirty nine
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(39) parking spaces in said common and parking areas during the entire term of this Leese. Landlord shall provide
cight (8) parking spaces located as close as passible to the front door of the Premises for the exclusive use of
Tenant's customers at no additional charge to Tenant, and Tenant shall have the right to post signs desipnating such
use, al its sole cost nnd cxpense, on said parking spaces. Tenant, in the use of said common and parking areas,
agrees to comply with such reasonable, non-discriminatary rules and regulations as Landlord may adopt from time
ta time for the orderly and proper operation of said common and parking sreas. Such rules may include, but will not
be limited to the foltowing: (1) Restriction of cmployee parking lo a limited, designated area or areas; and (2)
Regulation of the removal, storage and disposal of Tenants refuse and other rubbish. See Exhibit E for current
Rules and Regulations.

Section 21.2 — Modificatlons.

Subject to the terms and provisions of Section 12.] sbove, Landlord further reserves the right 1o increase or reduce
the common areas, (o impose upon the common arens declarations of covenants, casemcnls and restrictions or
amendmienis or modifications thereof and to change the cntrances, exits, traffic lines and the boundarles and
locations of such common pasking areas, provided that such modifications do not materiatly interfere with Tenant’s
usc of or access to the Leased Premises,

ARTICLE 22 - SIGNS

Scction 22.1 — Buitding Sign.
Tenant may insloll the approved exterior signage shown on Exhibit C-2 and such other exterior signage approved by

Landlord which approval shall not be unreasonably withhield, conditioned or delayed, subject to Tenant's receipt of
approval from relevant governmental authorities, Tenant shall be entitled to, and is hereby granted, the exclusive
use of the exlerior of the building of the Leased Premises, and no other party shall be atlowed to install or maintain
signage in such areas.

Section 22,2 — Building Sign Restrictions.

tn the event of conflict betwaen Exhibjl C-1 ar Exhibit C-2 and the provisions of this paragraph, the provisions of
this paragraph shall prevail. Notwithstanding the provisions of Section 22.1, Tenant may not, under any
circumstances (i) place any signage on the Center roof, canopy roofs catending above the Center roof, penthouse
walls above the parapet, canopy or top of the walt upon which it is mounted, (ii) place any signnge at any angle to
the Center building, (iii) paint any signs on the surface of the Leased Premises or any other surfaces of the Center,
(iv) instal]l any Nashing, moving or audible signs, (v} install any signs employing exposed raceways, neon tubes,
ballast boxes or transformers, or (vi) install any paper or cardboard signs, temporary signs, stickers or decals,
whether in the windows of the interior or on the cxterior of the Leased Premises. At no time may any signs or other
advertising matcrials visible from outside of the Leased Premises occupy or obstruct more than twenty percent
(20%) of the lola] window area of lie Leased Premises provided the same are of professional quality. Tenant may
not install any exterior sign that identifies leased departments and/or concessionaires operating under the Tenant's
business or trade name, nor identify specific brands or products for sale or scrvices offered within the Leased
Premises, unless such identification is used as part of Tenant’s trade name. Tenant shall, at its expense, maintain its
signs in good condition and repair. Landlord shel} have the right to remove any unauthorized signs and lo charge
Tenani, 25 Addiional Rent under this Lease, For the cost of such removal,

Section 22.3 — Mopument Sign.

Tenant may install Tenant's approved signage on one panel of the corner Monument Sign for the Center. Tenant
shalt contract with Landlord’s approved sign contractor, and pay the costs of installing Tenant’s approved signage.

ARTICLE 23 - HOLDING OVER

If ‘Tenant retsins posscssion of the Leased Premises or any part thereof after termination of the term by lapse of time
or otherwise, Tenani will pay Landlord as monthly rent duriag the period that Tenant s0 holds over, a “Hold Over
Minimum Rent” equal to 125% of the Minimum Rent due for the monih immediately preceding the termination of
ihe Lease for the first sixly (60) days and [50% of the Minimum Rent thereafter paid by Tenant during the month
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preceding the (ermination of the Lease for cach month or part thereof that Tenant thus remains in possession. The
provisions of this paragraph do not exclude the Landlord's right of re-entry or any other right hereunder.

ARTICLE 24 - LATE PAYMENT

If any Rent or other payments due under this Lease from Tenant are not received by Landlord within five (5) days
after notice from Landiord to Tenant that such amount has not been paid, each such unpaid amount will be subject to
# late payment charge equal 10 the greater of (i) five percent (5%) of such unpaid amount, or (ii) $250.00. This late
payment charge is intended to compensate Landlord for its additionnl edministralive costs resulting from Tenant's
delinquency, and is agreed upon by Landlord and Teaant as a reasonable estimate of the additicnal administrative
cosis which will be incurred by Landlord as a result of Tenant's delinquency, the actual cost in each instance being
exiremely difficult, if not impossible, to determine. This late payment charge will constilute liquidated damages and
will be paid to Landlord together with each such unpaid amount. The payment of (his late payment charge will not
constitute a waiver by Landlord of any default by Tenant under this Lease and will be in addition to interest payable
ot the Lease Interest Rate on antounts not paid when due.

ARTICLE 25— NOTICE

Notices and demands required or permitied to be given hereunder shall be given by personal delivery or reputable
overnight courier (such os FedEx) and shall be addressed if to Tenant at 218 S. Des Plaines St,, Chicage, IL 61661,
Attention: P, Kevin Flynn CFO/Vice President of Finance with a copy to 77 W, Wacker Dr,, Ste. 4100,
Chiesgo, 1L 60601, Attention: Seott Downing, Esq., and if to Landlord at Monterey Professional Center LLC,
1050 E. 95" Street, Chicago, llinols 60619, Attention: Mr. Leon L Walker, Esq., or st such other address that
either party may designate by written notice (o the other party, Notices and demands shall be deemed to have been
given when delivered if personally delivered, one (1) business day after deposit with a reputsble overnight courier
for next business day delivery.

ARTICLE 26 - MISCELLANEQUS

Section 26.1 — Rules and Repuiations.

Tenant will faithfully observe and comply with the rules and regulations for the Center that Landlord will from time
to time promulgate and/or reasonably modify. As of the date hereof, the Rules and Regulations are atiached hereto
s Exhibit F and madc a part hercof, Landlord will make n good faith effort to unifornily enforca the Rules and
Regulations but will not be responsibie to Tenant for the non-performance of any of said rules and regulations by
any other lenants or occupants.

Section 26,2 — Estoppel Certificate.
Tenant will from time to lime, upon not less than ten (10) business days' prior written notice ffom Landlord, execuie,

ncknowledge and deliver to Landiord a statement in wriling (s) certifying that this Lease is unmodified and in full
force and effect (or, if modified, stating the nature of such modification and certifying that this Lease as so modified
is in full force and effect), and the date Lo which the rental and ather charges are paid in advance, if any, and (b)
acknowledging that there are not, to Tenanl's knowledge, any uncured defaults on the part of Landlord hereunder, or
specifying such defnults i fany are claimed, and {c) sctting forth the date of commeacement of Rent and expiration
of the Lease Term hercof. Any such statement muy be relied upon by any prospective purchaser or cncumbrancer,
1o whom it is addressed, of all or any porfion of the real property of which the Leased Premises are s part.

Section 26.3 — Transfer of Landlord’s Interest.

In the event of & sale or conveyance by Landlord of Landlord's interest in the Leased Premises or the Center, other
than a transter for securily pucposes anly, Landlord will be relicved of all obligations and liabilities sccruing
thereafter on the part of Landlord, provided that any funds in the hands of Landlord at the time of transfer in which
Tenant has an interest including deposils or payments in advance by Tenant of real estale taxes, common area
expenses insuratice ind other paymenis, will be delivered to Landlord's successor that assumes Landlord's
obligations thereafler aceruing under this Lease.
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Section 26.4 — Captions; Attachments; Defined Terms,

The captions of the paragraphs of this Lense are for convenience only and will not be deemed to be relevent in
reselving any question of interpretation or construction of any section of this Lease. Exhibits and addendum
attached or affixed hereto are deemed a part of this Lease and are incorporated herein by reference.

Section 26.5 ~ Landlord Defined.

The term “Landlord” will mean only the owner or owners at the time in question of the fee title or 2 tenant's interest
in a ground lease of the Leased Premises or the Center. The obligations contained in this Lease to be performed by
Londiord will be binding on Landlord’s successors and essigns

Secction 26.6 — Entire Agreement,
Thig Lease constitutes the entire agreement belween Landlord and Tenant relstive to the Leased Premiscs and

supersedes any prior ngreements, brochures or representalions, whether written or orol. This Lease may be altered,
or revoked only by an instrument in writing signed by both Landlord and Tenant., This Lease will not be effective or
binding on any party until fully executed by both parties hereto.

Scetion 26,7 — Severability,

If any provision of this Lease will be determined by a court of competent jurisdiction to be invalid or uncnforceable,
the remainder of this Lease will not be affected thereby, and each term and provision of this Lense will be valid and
enforceable Lo the faliest extent permitted by law.

Section 26.8 — Caosts of Suit.

If Landlord or Tenant wiil bring eny action for any relicf against the other party, declaratory or othcrwige, arising
out of this Lease, including any suit by Landlord for the recovery of Rent or possession of the Leased Premises, the
prevailing party in such action will be entitled to reasonable attomey’s fees ond costs.

Section 26.9 — Time.
Time is of the cssence of this Lense and each and every provision hereof.

Section 26.10 = Lease Interest Rate.
‘The “Lense Interest Rate” is equal to the prime rate of interest announced from time lo time by Chase Bank of New

York, or its successor in interess, plus two (2%) percent, or at the maximum legol rate of intercst allowed by law if
such maximum legal rate is applicable end lower.

Section 26.11 ~ Binding Effect; Choice of Law,

The parties hercto agree that all the provisions hereof ore to be construed as both covenants and conditions as though
the words importing such covenants and conditions were used in each separate paragraph hereof, and all rights and
remedies of the pasties will be cumulative and non-exclusive of any other remedy at law or in equity. This Lease
will be poverned by the lows of the State of [ilinois.

Section 26.12 — Waiver,

No covenant, term or condition or the brench thereof will be deemed waived, except by written consent of the party
against whom the waiver is claimed, and any waiver of the breach of eny covenant, term or condition will not be
deemed to be a waiver of any covenant, term or condilion unless otherwisz expressly agreed to in writing by the
parly against whom the waiver is claimed.

Scction 26,13 — Surrender of Premises.

The voluniary or other surrender of this Lease by Tenant, or a mutual cancellation thereof, will not work 2 merger,
and will at the option of Landlord terminate gil or any existing subleases or may at tlie option of Lendlord operate as
an assignment to it of any or all such subleases.
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Scctian 26,14 — Tenant Finnnecinals,

Londlord may request and Tenant shall be obligated to fumish to Landlord within five (5} business days, wilh the
then current financial stotements certified to be correct and prepared in accordance willi generally accepted
accounting principles consislently applied, in sufficient detail to allow Landlord to determine Tenant's ability to
fuifill its obligations under this Lease. Such financial statements shell be held in strict confidence and shail not be
disclosed to any party other than: (a) Landlord’s personncl having the explicit need to know such information, for
which Landlocd agrees to require such personne] to similarly keep all such information confidential; or (b} any current
or prospective mortgagee, upon written request from such morigagee to Tenant, in contemplation of an actual and bona
fide transaction, for which Landlord agrees to require such morigagee to similarly keep ail such information
confidential ond Landiord shall have such morigages, at the request of Tenanl, exceute a written confirmation of its
confidential obligation hereunder to Tenant conlaining terms and conditlons acceptable to Tenant.

Seetion 26.15 — Entry By Landlord,
Landlord, its agents and employees, may enter the Leased Premises during the Lease Term at all reasonable limes,

upon reasonable prior notice to Tenant for the purpose of exhibiting the Leased Premiscs to prospective purchasers
or lenants, provided, however, Londlord, its agents and employees may only exhibit the Lessed Premises to
prospective tenanta during the last six (6) moaths of the Lease Term unless Tenant has defauited in its obligations
under the Leass beyond any applicable cure period. Tenant aiso hereby permita Landlord access to the Leased
Premises upon prior notice (except in emergencies, when Landlord may enter the Leased premises at any time
williout prior notice) as will be reasonabiy required for Ihe installation or maintenauce of mains, conduits, pipes or
other facilities to serve the Cenler or any part thereof ar lo make such repairs or improvements to the Ceater ns
Landlord may from time to time determine to be necessary, in accordance with the other terms and provisions of this
Leagse. Landlord, its agents and employees, will have reasonable access to the Lensed Premises upon prior notice
during reasonable haurs {(except in cmergencies, when Landlord may enter the Leased premises at any time withoul
prior notice) for the purpose of examining the Ecased Premises to ascertain if the Leased Premises are in good repair
ond to make rcpairs which Landlord may be required or permitted to make hereunder. Landlord agrees, however,
that its entry and performance of work wiil not unreasonably interfere with Tenant's business. In non-emergency
situations, Landlard will not enter regiricted cabinets, roonis, or spaces containing patient medical records withoul
the supervision of Tenant or Tenant's representative; in such instances, Landlord shali abide by tbe reasonable
instruction provided by Tenant or Tenant’s represcnlative so as to protect paticat privacy.

Scction 26.16 —~ Tenant A uthority,
In case Tenant is a corporation, Tenant (a) represents and wareants thai (i} this Lerse has been duly authorized,

executed and delivered by and on behalf of Tenant and constitules the valid and binding agreement of Tenant in
accondance with the lerms hereof, (ii} Tenant's execulion hereof will not violatc or conflict with any other
agreement, order or decree to which Tenont is a party or otberwise bound, and (iii) Tenant is validly existing, in
good standing and qualified to do business in the stale in which the Leased Premises are located, and (b} if Landlord
so requests, Tenant shall deliver to Laadlord or jta agent, concurrently with the delivery of this Lease executed by
Tenant, certified resolutions of the board of direclors {and shoreholders, if required) authorizing Tenanf's exceution
and delivery of this Lease and the periormance of Tenant's obligations hercunder. In case Tenant is & partmership or
limited liability company, Tenant (a) represetits and warrants that (i) all of the persons who are general or managing
pariners in said partnership or authorized members or managers in said {imited liability company have executed this
Lease on behalfof Tenant, or that this Lense has been execuled and delivered pursuant to and in conformance witha
valid and effective authorization therefor by all of the genera] or managing partners of such partnership or
authotized members or managers in said limiled liabilily company, as the case may be, and constitutes the vatid and
binding agrecment of (he partnership or limited linbility company, aa the case may be, in sccordance with its terms,
(i) Tenant's exccution hereof will nat violate or conflict with any other ngreemenl, order or decree lo which Tenant
is a party or otherwise bound, and (iii} Tenant is validly existing, in good stending and qualified to do business in the
stale in which the Leased Premizes are located, and (b) if Landlord se requests, it shall deliver lo Landlord or its
agent, concuryenily with the delivery of this Lease executed by Tenani, a certified consent of the managers and
partners {ond members, if required) authorizing Tenant's execution and delivery of this Lease and the performance
of Tenant's oblipations hereunder. Also, it is agreed that in the case Tenant is a general partnership, each and every
present and fuure partner in Tenant shali be and shall remain al all limes jointly and scverally liable hereunder and
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that the death, resignation or withdrawal of any partner shall not release the liability of such pariner under the terms
of thiz Lease unless and until Landlord has consented in writing to such release.

Section 26.17 - Recordation,

Tenant shalf not record this Lease nor any memorandum ot notice thereof, without the written consent of Landlord,
which consent may be withheld by Landlord in its sole and absolute discretion; however, upon the request of
Landlord, the Tenant shall join in the execution of 2 memorandum or so-called “shoet form” of this Lease for the
purposes of recordation. Seid memorandum or short form of this Lease shall describe the parties, the Leased
Premises, and Uhe Lease Term, Tenant’s right of first refisal and oplion to purchase end shell incorporate this Lease
by reference. 1f a default occurs hereunder and, as a result thereof, this Lease is terminated, Landlord may execute 2
statement o be recorded in the appropriate land records terminating such memorandum. No such memorandum shalt
modify or change the Lease.

Section 26.18 — Broker.
Each party hereto represents and warrants to the other party that it has not enpaged eny broker in connection with

thig transaction. Each party agrees to indemnify, save harmless and defend the other party from and agoinst any and
all claims, commissians, and fnders fees by renson ofsuch party's representation and warranty nat being true,

Section 2 — Personal Property.

All personal property belonging to Tenant, any occupant of the Lensed Premises, or to Tenanl's invitees or licensees
thal is in or on the Center or the Leased Premises shall be there at the risk of Tenant or ather person only and
Landlord shall not be liable for damage thereto or theft or misappropriation thereof

Section 26.20 — Waiver of Jury Trial.

To the fsll exlent permitied by Jaw. Landlord and Tenant hereby waive all right to trial by jury in any claim, actien,
proceeding or counterclaim by either Landlord or Tenant againsl each other and any matter arising out of or in any
way connected with this Lease, the relationship of Landlord and Tenant, or Tenant's use and occupancy of the
Leased Premises andfor any emergency or statutory remedy. Although such jury waiver is intended to be self-
operative and irrevocable, Landlord and Temant cach further agree, if requested, to confirm such waivers in writing
at the time of commencement afany such action, proceeding or counterclaim.

Section 26.21 - As-Is.

Notwithstanding anything to the contrary contained in this Lease, excepl as otherwise expressly provided in this
Lease, no warrenlies or represcnlationa respecting (he condition of the Leased Premises or the Center have been
made by Landlord to Tenant end Landlord’s delivery of possession of the Leased Premises shafl be on an “AS-IS”
“WHERE-IS™ basis. Landlerd represents that os of the Possession Date, to the best of Landlord’s knowiedge, the
Center is in compliance with applicable zoning, parking and land use codes and regulations of the City of Chicago.

Section 26.22 « Exculpotion.
Neither Landlord nor any of Landlord's beneliciaries, members, managers, pariners or any successor in inlerest to

Landlord (collectively, the “Bencficiarics”) shail have any personal linbility with respect o any provisions of this
Lease. The linbility of the Beneficiaries shall be limited to its interest in the Center and any judgment against
Landlord shall be satisfied solely out of Landlord’s interest in the Center. Tenant shalt look solely ta the equity of
the then owner of the Center for the satisfaction of any remedies of the Tenanl in tlte cvent of a breach by Landlord
ofany of its cbligations hereunder.

Section 26,23 — Use of Lock Box,

Landlord may from time to time eiect to designate a fock box collection agent {independent agent, bank or other
Fnancinl institution) to act as Landlord’s agent for the collection of amounts due Landlosd. In such event lhe date of
payment of Rent or other sums paid Landlord through such agent shall be the date of agent's receipt of such
payment (or the date of collection of any such sum if payment is made io the form of 2 ncgotiable instrument
thereafler dishonored upon presentment); however, for purposes of this Lease, no such payment or collection shall
be deemed “accepted” by Landlord if the Landiord retums a dishonored instrument within lwenty-one (21} days of
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its dishonor. Return of any such sum to Tenant by so sending a dishonored instrument to the Tenant shall be
deemed to be rejection of Tenant's tender of such payment for all purposes.

Section 26.24 — Cooperation by Tenant.
Tenant shsll cooperate with Landlord, at Tenant’s cost, and provide Landlord with such documents, site plans and

drawings and execute all documents os reasonably needed for the Landlord Approvals when requested by Landlord.

Scction 26.25 — Suryival,

Any provision of this Lease which obligates Landlord or Tenant to pay an smount or perfarm on obligation before
the commencement of the Lease Term or after the expiration of the Lease Term ar carlier termination of this Lease
shall be binding and enforceable notwithstanding that payment or performance is not within the Lease Term, and the
same shiall survive.

Section 26.26 — No Joint Venture,

The relationship of the parties i3 that of landiord and tensnt only, and nathing in this Lease shall be construed as
creating a partnership, joint venture or principal-agent or any other relationship. Excepl as cxpressly otherwise
provided herein, neither party shall have any right or power to create any expense or lisbility chargeable to the other
party.

Section 26.27 — Joint Obligation.
If there is more than one Tenant, the obligations hereunder imposed shall be joint and several. The word "Tenant”

shaf} be deemed and faken to mean each and every person or party mentioned as @ Tenant herein, and if there shalt
be more than one Tenant, any notice required or permitted by the terms of this Eease may be given by or o any one
thereof, and shall have the same force and effect as if given by or to all Tenants thereof,

Section 26,28 — Net Lease,

This is o net lease and the Rent shall be paid without aotice, demand, setoff, counterclaim, deduction or defense and,
except as otherwise expressly provided herein, without abutetaent or suspension, It is the intention of the parties
hereto that the obligations of Tenant hereunder shall be scparste nnd independent covenants and egreements, that the
Rent shall continug to be payable in all events and that the obligations of Tenant hereunder shali continue
unaffected.

Section 26.29 — Exhibits.
The Exhibits attached hereto ere hereby incorporated into and made part of this Lease by this reference.

Sectijon 26.30 — Counterparts.
This Lease may be exccuted in any number of counterparts and it shall be sufficient that the signature of each party
oppear on one or more such counterparts, and ell counterparts shall collectively constitute a single agreement,

Secction 26.31 — Protected Health Information.
Landlord acknowledges and agrees that from time to time during he Lease Term on Extended Term, Londlord

and/or its employees, representatives or assigns may be exposed lo, or have access to, Protected Healih Informetion
(“PHI"), as defined by HIPAA, 45 CFR Psrts 160 and 164. Landlord agrees that it will not use or disclose, and
Landinrd shall cause its employees, or assigns not to use or disclose, PH! for any purpose uniess required by tile
requirements of HIPAA und ol other sppliceble medical privacy Laws. Landlord Farther agrees that,
notwithstanding the rights granted to Landlord pursuant to this Lease, except when accompanied by on authorized
representelive of Tenant, neither Landlord nor its employees, agents, representatives or contractors shall be
permitted to enter areas of the Premises designated by Tenant 8s locatina where patient medicai records are kept or
stored or wiere such entry is prohibited by applicable state or Ederal health care privacy Laws.
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Page 159 Altachment 37




Pt o
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IN WITNESS WHEREOF, Landlord and Tenant have executed this Lease the dote and year first above written.

LANDLORD: TENANT:
AN INVESTMENTS, LLC, ASSOCIATES IN NEPHROLOGY,
on llinois limited Lability company 5.C. an lllinois corporation, d/bfa

Vascular Access Centers of lllinois

By: \\,\F\‘ ‘ \/Y
(i =
\/fndéﬁ‘ kh«wfm‘, ﬂa«;; M)

Page 161 Attachment 37




. t——

EXHIBITA-1

LEGAL DESCRIPTION

Legal Description of Real Property

LOTS i TO 16, BOTH INCLUSIVE, IN BLOCK 67 OF WASHINGTON HEIGHTS, SITUATED IN THE
SOUTH EAST 1/4 OF SECTION 18 AND THE NORTHEAST 1/4 OF SECTION 19, TOWNSHIP 37 NORTH,
RANGE 14 EAST OF THE THIRD PRINCIPAL MERIDIAN, ALSO THAT PART OF THE EASTERLY AND
WESTERLY 16 FOOT ALLEY LYING SOUTHERLY AND ADJOINING LOTS | TO 5 AND PART OF LOT 6,
NORTHERLY AND ADJOINING LOT 13, EASTERLY OF THE WESTERLY LINE OF SAID LOT 13
EXTENDED NORTHERLY AND LYING WESTERLY OF A LINE EXTENDED FROM THE
SOUTHEASTERLY CORNER OF LOT | TO THE NORTHEASTERLY CORNER OF LOT 13, ALL IN BLOCK
67 IN WASHINGTON HEIGHTS, AFORESAID, IN COOK COUNTY, ILLINOIS.

PIN #25-19-2) 1-034-0000;

COMMONLY KNOWN AS: 1701 W, MONTEREY AVE., CHICAGO, [LLINOIS.
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Reasonableness of Project and Related Costs, 77 Hl. Admin. Code 1120.140(c)

Below is outlined the cost per square foot for the establishment of the ASTC, taking into

consideration the entirety of the modernization costs and excluding those costs solely attributable
to the fair market value lease of the property.

COST AND GROSS SQUARE FEET 8Y DEPARTMENT OR SERVICE
A B C o E F G H
Oepartment Total
{list below) Cast/Square Fool Gross 5q. FL Gross Sq. Ft. Const. $ Mod. § Cost
New Mod. New Circ." | Mod. Cire.” {AxC) {(BxE) {G+H)
ASTC 0 $0 - . - s0 $0 $0
Contingency S0 $0 - . - - i 5¢ $o
TOTALS $0 50 . . - 0 S0 $0

This project is renting space out that was built by another entity to house an ASTC. As a
result, there are no construction nor modernization costs with the project. Therefore,
while the lease costs are outline and documented throughout, there is no particular per
square foot cost — other than the cost of the lease which is not included in this criteria, as it

is a purely operational cost.

10246922 v2
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Projected Operating Costs, 77 Ill. Admin. Code 1120.140(d)

Below are the projected direct annual operating costs (in current dollars per patient day and per
procedure) for the first two full fiscal years, both which are expected to reach the level of target

utilization.

Monterey Vascular center

Encounters Per Day
OCperating Daye Per Year
Number of Patent Encounters/Procedures

Awerage Reveniue Per Encounter
Nat revenus

Salaries and wages

Benefits and Taxes

Total Salaries, Wages and Benafils
%« ol Rewnue

Supplies and Qperaling Expenses-

Metfical Supplies

Machine rentai and mainlenance
Subtotal
% of revenus

Faciiity Expenses-

Facility rental and real estats laxes

Vascudar Access Centers of Ninois
Monteray Vascular Center
Pro-Forma Income Stalement

Fagility pass-through, including improvaments charge™  $378,015

Subtotal
% of revenug

General and Administrative Expenses-
Ofica supplies
LiabHity and other insurance
Electronic health record and technology
Transpartation
Sales lax
Utilities
All other
Subtotal
% of revenue

Managemenl Feg
% of evenue

Total Expenses
“% of revenue

Net Income
% Rewenue

** Intemal Reassignment - Not an Operational Cost

10246922 v2

Year 1
Annual Per
Operations Day
7
252
1763
$2,064.33
$3,618,763  §14 360
£749,866 $2.976
§281.958 51,119
$1,031.824 54,005
28519 28 519
$551,822 $2,190
$152,825 5608
704,657 $2,796
19.47% 19.47%
$139,183 5552
$1,500
8517,198 $2,052
14.29% 14.29%
53,839 §15
$19,780 §78
$35,250 $140
$5,824 $23
$26,704 8106
85,925 $24
534,957 $139
5132279 §525
3.66% 3.66%
$197,11 g782
5.45% 5.45%
£2,583,128 $10,251
71.38% 71.38%
$1.035634 54,110
28.62% 28.62%
Page 164

Per
Encounter

52,064 33

5427.76
$160.84
$588.60
2851%

$314.79
$87.18

$401.97
19.47%

579.40
$215.64
$295.04
14.29%

$2.19
s11.28
520.11
8332

$16.23
53,38

519.94
§75.46
3.66%

$112.48
5.45%

$1,473.55
71.38%

$590.78
28.62%

Year 2
Annual
Operations

8
252
1928

$1,970.80
3,798,701

772,362
296,056
1,068,418
28.12%

579,423
154,290
733,713
19.31%

142,295
386,150
528,445
13.91%

3.954
20,374
35,250

5,547
28,040

6,103
36,008
135,272
3.56%

187,782
4.84%

2,653,630
69.84%

1,146,070
30.16%

Per Per
Oay  Encounter
$15,078 $1,970.80
83,065 S400.60
$1,175  $153.56
§4.240  5554.16
28.12% 28.12%
$2,289  $300.53
5612 $80.03
82,912 $£380.56
19.31% 19.31%
$565 $73.80
$1,532  $200.29
$£2097 $274.09
13.91% 13.31%
$16 $2.05
561 $10.57
$140 $18,28
522 52.88
s11 $14.54
24 $3.17
$143 $16.68
$537 87016
3.56% 3.56%
$745 597.40
4.94% 4.94%
510,530 $1,376.36
69.84%  69.84%
54,548 §504.43
30.16% 30.16%
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130571
1.305.71
7841
194
45443
8591
37841
305100
5,783.08
305200
5,703.03
9,053,682

W W W A0 A0 WS W AR U WS

HP5A 10%
£5CO %

Commerctal increment(s)

10246922 v2

104457
1,044.57
mn
25.55
371.54
.73
mn
1,441.60
4,626.96
2,441.60
462696
7.243.06

2,441.60

49,88

417827
20,891.36
363274
51.10
143,09
137.46
16,650.04
327,174.40
18,505.86
2,841.60
194,311.49
57,540.45

4,883.20
249.40

651,794.45
65,179.44

L LT S L R I R LT P T Y T Y T T YT AT ST W AT ST ST ST ST W T AT Y WYY

32,589.12

S 149,563.62

15,713.09
B3,565.44
14,530.94
204.42
197138
549.82
66,600.16
1,308,697 60
74,003.42
9,766.40
¥71,145.95
BLIN

WA VW

$ 19,532.80

$2,607,177.79

5 4607.172.79
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$
$
§
§
§
$
$
]
s
]
$
$
$
$
$
$
$
§
§
$
$
$
5
5
5
5
5
$
$
H
§
$

$

43

9,58

130359

131,662,483

W W WD MWW VAWMV VBBV VAWV LWL A WG W Y W

15,620.76
1975
18522

W W AN WU A W

7.595.17
$ 1,406,M9.92
79,518.12

E35,535.40
9,161.13

20,991.78

" W W W AN DWWV WB VWU AN WD WV VWG A WS A

W WYV AW W W W WA D U U A W W WY N

“w

1,955.38

§ B1,7e0ER
$ 3,618762.78

14,064.50
54,32843
16,401.50

620:61
75,1453
1477,192.42
mASL94

57,1637
252,619.18

138177
208,15

3,799,700.91
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Lsnse Rt DfectiseNet  ApnuoiNcl MonthlyNet
Teom y Base Beat
Xeor DMscount Rent Reat Rent
Primary 1 $20.00 $2.00 SI15.00 9008 I 141380
SeanLls, SRstN0
2 S04y 20 S840 SIH.528.00
sladi 3
o
1 281 S0 SIRAI 15088 . 147744
Pt 5, SHEse-HIAS
) il
4 .2} o) 5200 5192 47310 Y 150072
NEIRALSL, S82EILLE
5 521.65 SL0 519.65 180,38 « 154347
2018 2007 Forll: ] 2019 20 2021
Fantal Asverue 540.000 SE80.000  S480.000 S4B3.600 5439282  $503.380
Equipment §6.103 50 §12.207 §73239 SMT04 7808 STITR2
LHI $31.857 0 $57.763  $408,761 S414,600 S423184 5471656
Loss: sublanse 528.75 " SATP1 " 5237407 SIBTAR " S8 M6 " 820,748
LH}rat $63,002  SI78.015 5308150 5395448 §202.612
Purchase cost:
Addigon Monierey-initial Monteray-Custent
Rats SF Total
LM 5147.58 5350 MWISTY 5199 .04 5025 1000160 $265.72 7855
Architect  526.84 5350 143606 521.57 5025 108400 §20.78 7859
Security 50.00 £350 0 S0.00 028 0 $0.98 7855
Fumstre 5617 5350 33028 $5.97 5025 30000 $3.82 7855
Computer §9.58 5350 S1X 50.00 5025 0 50.00 7855
C-Amm $20.05 5350 108348 541.79 5025 210000 547 54 7856
Tatal $210.90 5350 1128201 $268.66 5028 1350000 §333.22 7855
10246922 v2 Page 166

M $7,855.00
78550 219940  §26.00
Bl682 226220 52860

B87816.9 2355629 2 $29.99
84405,.3175 245377.175 531,24

101485.7163 255632.7163

2022 Buyaut Totad

S519,567  $1,032,297 £2.910.230

$32.67

$75276  §203.284  S596.630 $393.348
5440261 §1,129.013 $3.313608
7858
2087268
53200
7660
0000 1.13%
[
376568 14,13%
2664594 15.26% £51.78
B4.74% $267.48
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Total Effect of the Project on Capital Costs, 77 Ill. Admin. Code 1120.140(e)

The chart below outlines the total projected annual capital costs (in current dollars per equivalent
patient day) for the first two full fiscal years at target utilization.

Vascular Access Canlers of Nlinols

Monteray Vascular Canter

Pro-Forma income Statemend
Year 1
Annual Per
Monterey Vascutar center Operations Day
Encounters Per Day 7
Cperating Days Per Year 252
Number of Patent Encounters/Proceduns 1753
Avarage Rewenus Per Encounter $2,064.33
Net ivenue $£3,618,763  §14,360
Salaries and wages $749,866 $2,976
Benefils and Taxes 281,958 $1.19
Tote) Salares, Wages and Benefils $1,031,824  $4,005
% of Revenue 20.51% 28.51%
Supplies and Operating Expenses-
Medics) Supplies $651,832 52,190
Machine rental and maintenance $152,825 608
Subtotal $704,657 52,796
% of ravenue 19.47% 19.47%
Facility Expanses-
Facllity rental and rea) estate taxes $139,183 5552
Facllity pass-through, including improwvements chamge®  $378,015 £1,500
Sublotal $517,198 $2.052
% of ewnus 14.29% 14,29%
General and Adminisirativa Expenses-
Qffice supplles $3,839 $15
Liability and other insurance £19,780 578
Electronie health record and technology £35,250 S140
Transponation §5,824 $23
Sales tax 526,704 5106
Ulbities 55,925 S24
All other $34,957 $139
Sutioial $132,279 $525
* of revenue 3.65% 3.66%
Management Fee $107.17 s782
% of ravenue 5.45% 5.45%
Tota) Expenses £2,583,120  $10.251
% of rovenue 71.38% 71.38%
Net income $1,035634  S4,110
% Revenue 28.62% 2B.62%
** Intemal Reassignment - Nol an Operational Cosl
10246922 v2 Page 167

Per

Encounter

52,064.33

5427.76
§180.84
$558.60
26.51%

531479
$87.18
$401.97
19.47%

§79.40
3521564

14.29%

st12.48
§.45%

$1,473.56
71.38%

$590.78
28.62%

Year2
Annual

Operztions

a
a52
19528

$1.870.80
3,799,701

772,362
296,056
1,068,418
208.12%

872,423
154,280
733713
12.31%

142,295
386,150
528,445
13.81%

3,954
20.374
35,250
5,547
28,040

6,103
36,006
135,272
3.58%

187.782
4.94%

2,653,630
69.84%

1,146,070
30.16%

Par Par
Day Encounter
$15078 $1,870.80
53065  5400.60
31175 515358
854,240 55416
2812% 28.12%
$2.289  $300.53
$612 $80.03
$2.012 538056
18.31%  19.31%
$565 §73.80
$1,532  5200.29
$2,097 §274.09
13.91% 13.91%
$16 $2.05
a1 $10.57
3140 $18.28
s22 $2.88
s111 $14.54
$24 $3.17
$143 $18.68
8537 570.16
3.56% 3.56%
S745 $97.40
4.94% 4.94%
$10,530 §1,276.38
69.804%  €9.84%
$4,548 859443
30.16%  30.16%
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Safety Net Impact

Salety Net Information per PA 86-0031

"CHARITY CARE
| Charity (# of natients) 0 15 216
Tatal 256 228 161
| Charity (¢ost in dollacs)
Total $157.771 $86.906 $48.184
Percentage 54% 28% 14%
STEDICAID
Medicaid (# of patients) 3 0715 1] [
' - 2,067 2438 3,732
Tatal 3,067 7438 2732
Medicaid \
$1.364,994 $1.255.710 | $1,409.548
Percentage 47.0% 39.9% 42.1%

Note: These retlect charity care provided as these are afl patients for whom care was provided. the patient was private
pay. and o money was cver collected from the patient. hut not in accordance with the siatutory definition.

10246922 v2
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Charity Care Information

CHARITY CARE
Year 2014 Year 2015 Year 2016
Net Patient Ravenue $2,803,425 $3,147.312 $£3.347.312
Amourt of Charily Care $157,771 $86,906 548,184
Cost of Charity Care $157,771 $86,906 $48,184

Note: Thess amounts reflect charity care provided. but not in uccordunce with the statutory definition.

Attachment 39
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ILLINQIS HEALTH FACILITIES AND SERVICES REVIEW BOARD APPLICATION FOR PERMIT- 02/2017 Edition
After paginating the entire completed application indicate, irﬁthe chart below, the page numbers for the
included attachments:
-]
INDEX OF ATTACHMENTS
ATTACHMENT
NO. PAGES
1 licant Identification including Certificate of Good Standing 22-23
2 | Site Ownership 24-56
3 | Persons with 5 percent or greater interest in the licensee must be 57.58
identified with the % of ownership.
4 | Organizational Relationships (Organizational Chart) Certificate of 59
Good Standing Ete.
5 | Flood Plain Requirements 60-64
B { Historic Preservation Act Requirements
7 | Project and Sources ¢f Funds ltemization 65
8 | Financial Commitment Document if required 66
9 | Cost Space Requirements 67-68
10 | Discontinuation
11 | Background of the licant 69-73
12 | Purpose of the Project 74-75
13 | Altematives to the Project 76-77
14 | Size of the Project 78-86
15 | Project Service Utiiization 87-109
16 | Unfinished or Sheli Space
17 | Assurancas for Unfinished/Shell Space
18 | Master Desian Project

Service Specific:

19 | Medical Surgical Pedialrics, Obstetrics, ICL)
20 | Comprehensive Physical Rehabilitation

21 | Acute Meantal lliness

22 | Open Heart Surgery

23 ! Cardiac Catheterization

24 | In-Center Hemodialysis

25 | Non-Hospital Based Ambulatory Surgery 110-126
26 | Selected Omgan Transptantaten

27 | Kidney Transplantation

28 | Subacute Care Hospital Mode!

28 | Community-Based Residential Rehabilitation Center
30 | Long Tem Acute Care Hospital

31 | Clinical Service Areas Other than Categories of Servica

32 | Freestanding Emergency Center Medical Services
33 | Birth Center

Financial and Economic Feasibility:
34 | Availability of Funds 127-129
35 | Financial Waiver
36 | Financiai Viability
37 | Economic Feasility 130-167
38 | Safety Net Impact Statement 168

- 39 Chaﬂ' Care Information 169

Page 60
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